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ABSTRACT 


This study was designed to identify and investigate the spatial 
pattern of a form of exurban residential land use and development, 
termed country residential, as it has evolved in the environs of the 
City of Edmonton. On the basis of general expectations gained through 
a review of the literature, the study proposed to identify the form 
of exurban residential growth and to identify physical, social, economic, 
and institutional factors which have contributed to the pattern assumed 
by this particular land use through time. The data were analyzed to 
identify He distinguishing characteristics of the country residential 
population, to identify the impact of institutional factors on the pattern 
of development, and to identify the pattern cf development which has 
evolved. 


In general, the findings of the study showed that: 


1. Exurban residential growth in the Edmonton area has assumed 
a pattern that is characteristic of most major North American 


urban centres. 


2. The predominant factor motivating families to move to the 


fringe was a lifestyle preference for country living. 


3. The predominant factor influencing the pattern of subdivision 
and development for country residential purposes is access to 
the City of Edmonton. 


iv 


seta Same ins bm a hal dies: a] 
aieaikicd aleve aaiinnhy Wieaamd oF tom 
comune maton Mit Iselin el AA 

eo Maisie My pak Soet ~wnikt : 
| . Leda) key (iyibe ele Ko aaa 
mvt itn to inns pilin nade ie . 

Dit wi roe he 


7 
Te 
© 


+ 
a 
“ae TL 


° oS ts 


i on ot Oe bpdines) qs ciel hee 


Givens ot es alanine aes fatérwipecs fatwa) 2.5 
exist eer 12 Shi A emtiat » 


Se - ; ela Gate 


" ee 4 
iy Shia iia ase 3 aahtona gabe i tuide® canines aes | 
ee ttl ciety cape OB pepertord as rie Guede Geely 


ao a {ir g) finentchee;. “ 


The competition for land in Edmonton's fringe and shadow has 


resulted in the loss of prime agricultural land. 


The characteristics of the country residential population are 


typical of fringe residents in other North American cities. 


2 


Institutional controls have had a minimal impact on the 


pattern of country residential development. 
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Chapter 1 


INTRODUCTION, STATEMENT OF GOALS, LITERATURE REVIEW 


The major purpose of this study is to identify and investigate 
the spatial pattern of a form of exurban residential land use and 
development, termed country residential, as it has evolved in the 
environs of the City of Edmonton. It is proposed to identify physical, 
social, economic, and institutional factors which have in some way 
contributed to the pattern assumed by this particular land use through 


time. 


BACKGROUND TO THE PROBLEM 


Urban Growth in Canada 

Canada is rapidly becoming one of the world's most urbanized 
nations. In 1961, when Canada's population was 69.6 percent urban, 
it was already ranked eighth in the STON ae Only the United States and 
some western European countries were more highly urbanized (Jackson, 
1973). By 1971, the population was 76 percent urban, with a major 
concentration in a relatively small number (22) of rapidly expanding 
large urban centres. For a number of historic and economic reasons, 
most of these centres are situated in eastern Canada, but two of 


the fastest growing, Calgary and Edmonton are located in the Province 


ectatietics Canada includes ‘the population of all cities, towns, 
villages, and unincorporated settlements greater than 1,000 persons, and 
built up fringe areas (population greater than 1,000 per square mile) of 
incorporated areas cf 5,000 persons or greater in its ‘urban’ classifica- 
tion. 
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of Alberta (Lithwick, 1970). 


Population Shifts in Alberta 


The prairie provinces, while often looked upon as basically agri- 
cultural, have not been immune from the pressures of urban growth. 
During the last several decades, the censuses have revealed a definite 
trend towards urban living throughout the prairies. The rural farm 
population, the proportion of the rural population which derives its 
major source of income from agricultural pursuits, declined absolutely 
during the 1921 to 1971 period, while the total nonfarm population 
has grown considerably (Anderson, 1966; Statistics Canada, 1971). In 
the Province of Alberta the total rural population has shown a general 
Gecrease in most areas though there have been some radical upward 
fluctuations in the populations of small communities in close proximity 
to the large urban centres. Table 1.1 illustrates the extent to which 
this has occurred in the Edmonton area. It is evident from the table 
that most of the area's growth is occurring outside the corporate 
limits of the city. In fact, the percentage of the area's population 
growth that has concentrated in the city has steadily diminished from 
a high of 96.3 percent in the 1951 to 1956 period to only 21.5 percent 
in the 1971 to 1973 period. While most of the growth in recent years 
has occurred in urban centres with populations greater than 1,000 
persons, a considerable growth has also occurred in smaller rural 
communities (Table 1.2). Ardrossan, a small centre ten miles east 


of Edmonton, experienced a large increase in population in the last 
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15 years. Wernerville, Strathcona Heights, Queensdale Place, Lindale, 
Hulbert Crescent, Hurstwood Park, all country residential subdivisions 
which showed no recorded Pe metion prior to 1966, have grown consider- 
ably since (Department of Municipal Affairs, 1970). As these sub- 
divisions are all located within 15 miles of Edmonton, it is evident 
that significant increases in the neal nonfarm population have also 


taken place in the countryside adjacent to the city in recent years. 


Table 1.2 


Percentage Share of 'Urban' Sub Region 
Population Growth, 1956-1973 


TO5h 1956 1961 1966 LOA 
to (©) to € to 
1956 1961 1966 LOW I 1973 


City of Edmonton Sees 90.8 83.7 WoL Ml os 


Sherwood Park and 
St. Albert - ~ I Ss 52:..3 5y7an0 


Other Communities 
over 1000 population 
(1971) ~ = Dey 1) 19.0 


Communities less than 
1000 population (1971) = Tk ~ On Mo 2e5 


tata not available in a suitable format 
Source: Edmonton Regional Planning Commission, Growth Studies, 
Background Paper 3, 1974, p.13. 
The term ‘rural nonfarm' as it is used for census purposes refers 
to that segment of the population which does not depend on agriculture 
for its primary source of income, but which nevertheless resides in a 


rural setting. Included in this population are unincorporated communities 
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with a population of less than 1,000 persons and the residents of small 
acreage parcels and rented farmhouses whose main source of income is 
derived from activities which are nonagricultural. 

Although quite recent in Edmonton, increases in the rural nonfarm 
component of the population in the 'fringe' areas of large metropolitan 
centres is by no eae new Deenteenees Large increases around 
American cities are well documented as far back as the 1930s and 1940s 
(Andrews, 1942, 1945; John,1941; Tate, 1934; Batschlet, 1941; Arensburg 
and Kimball, 1968). A similar, although considerably later literature, 
pertaining to the problems caused by the land use patterns resulting from 
this aspect of the process of urbanization, has been written on the larger 
Canadian metropolitan centres, most notably Toronto and its environs, 
Calgary, Winnipeg, and Vancouver. To date very little has been done 
in the Edmonton area to determine what effect this sudden increase in 
population has had on the rural area adjacent to the city. A number of 
crucial issues should be dealt with: 

(1) What is the extent of exurban development around Edmonton? 

(2) What forms of land use are becoming characteristic? 

(3) Where is this development taking place? 

(4) What factors affect its distribution? 

(5) What are the characteristics of the populations concerned? 

(6) What factors motivate people to locate in rural areas? 

(7) Where do these people come from? 

(8) What factors are considered in the selection of a country 


residential site? 
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These issues must be investigated if the Edmonton area is to avoid the 
serious problems created by uncontrolled growth that have occurred in 
other urban areas in North eri ee In this study, it is proposed to 
investigate one aspect of this periurban population increase, the develop- 
ment of country residential subdivisions in the vicinity of Edmonton in 
the hope of providing some of the answers to the questions raised 

above. The results should be of value to local political and planning 
authorities and will help fill a gap in the literature that is too 
readily apparent - that is, the process of periurban growth which is 


taking place in medium-sized Canadian cities. 


Country Resiaenten) Land Use: befined 

The rural nonfarm category of the population includes three 

distinct sub-populations: 

(1) Those persons living in small unincorporated centres with 
a population of less than 1,000 persons. 

(2) Those people living on small acreage allotments whose prime 
source of income is derived from activities not related to 
agriculture. 

(3) Those people residing in rented farmhouses whose prime source 
of income is derived from activities not related to agriculture. 

For the purpose of this study, the definition of country residential 


land use in The Subdivision and: Transfer Regulation, 215/67, will be 


accepted: 
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"country residence use" means the use of land not 
included in an urban municipality that is used for 

the purpose solely of a country residence, or as a 
subordinate use to the residence may include minor 
agricultural pursuits, small holdings, animal breeding, 
plant nurseries or uses of like character, but does 
not include intensified agricultural uses. 


From this, it is clear that only sub-section (2) of the rural nonfarm 


population will be studied. The residents of rented farmhouses are not 


included because of the limited availability of data pertaining to them. 


STATEMENT OF STUDY GOALS 


The goals of this study are: 


(1) 


(2) 


(4) 


To identify the extent of small holding and country residential 
subdivision in the urban fringe and shadow of the City of 


Edmonton. 


Note: small holdings have been included as many of them have 
have assumed the same function as country residences. 


To identify the rate at which subdivisions have been created 

and developed within each individual municipality and the study 
area in total. 

To identify factors which influence the rate and distribution 

of both subdivision and development. 

To determine the social,and demographic factors which have, in the 
past, created a demand for this form of periurban residential 


development. 
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LITERATURE REVIEW 


Physical Forms of Urban crown 

The characteristic form of urban growth that has been assumed in 
North American cities over time is that of a constant movement outward 
from densely populated city centres into sparsely settled rural country- 
sides. For a variety of economic, social, and personal reasons, not all 
of this movement has been contiguous with the edge of the built up city; 
rather, a haphazard invasion has taken place. Chavacteristically, a 
zone of transition, neither completely urban nor completely rural, 
evolves at the edge of the ‘built up' city and extends far into the 
rural countryside. This zone of transition, first identified in the 
literature by T. L. Smith in 1937, has been the object of intensive 
study by geographers and other social scientists ever since (Pryor, 1968). 

Much effort has been devoted to attempts to define this zone, but 
a considerable amount of confusion over terminology has been the chief 
result. Terms such as country-city fringe,rurban fringe, rural-urban 
fringe, suburban zone, slurb, exurb , scatterization, sprawl, fringe, 
commuting zone, dispersed city, see aS shadow have all been used, 
sometimes interchangeably, but more often not, to define part or all 
of this zone (Pryor, 1968; Pahl, 1964; Kurtz and Eicher, 1958; 
Hind-Smith, 1962; Martin, 1953; Russwurm, 1971). There have also been 
attempts to define or delimit sub-zones within this area. Once again a 
considerable amount of confusion has been generated, with terms such as 


'rurban fringe' and 'the rural-urban fringe'; 'the limited fringe’ and 
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"the extended fringe'; the "suburban fringe zone" and the ‘outlying 
adjacent zone' and 'inner' and 'outer' fringe areas, appearing through- 
out the literature (Pryor, 1968). It is, therefore, difficult to 

make valid comparisons between studies as the meaning attributed to 
each term may vary considerably from study to study and are not often 
clearly defined. 

One of the clearest conceptual frameworks for describing this 
ill-defined outermost zone of the North American City was presented 
by Russwurm in 1971. He envisages four sub-zomes: the suburban zone, 
the urban fringe, the urban shadow, and the commuting zone. These 
zones are illustrated schematically in Figure ea) 

The suburban zone describes the continuous built-up area of the 
city and as such is not part of the zone of tramsition. It is spatially 
important, however, as it forms the inner margin of the transition zone. 
It is also a dynamic boundary, constantly moving outward from the 
central city; consequently, it is not likely to coincide directly with 
any political boundary (Russwurm, 1971). 

The commuting zone represents the entire area from which people 
will travel to and from the city on a daily basis. This zone overlaps 
both the urban fringe and the urban shadow and extends for approximately 
50 miles or more - equivalent to approximately one hour's travel time 
for most people (Russwurm, 1971). 

The urban fringe zone is adjacent to the suburban zone. Character- 
istically, it is semi-urban in terms of population density, the rural 


nonfarm population being greater than the rural farm population. This 
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is the area in which the most active conversion from rural to urban 
land uses takes place. It is in this zone that the residential 
subdivisions, commercial, industrial, and other space extensive urban 
land uses invade the rural countryside (Russwurm, 1971). Throughout 
the literature this term is often used interchangeably with the phrase 


"rural-urban fringe." 


l Urban fringe : SPATIAL PATTERN OF THE OUTWARD 
Suburban ting ; E 
About 10 miles bout 5 ms EXPANSION GF A CITY OF ABOUT 
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Figure 1.1: The Spatial Pattern of the Outward Expansion of a City: 


Population 250,000. 
Source: Russwurm, L. H. "Urban Fringe and Urban Shadow” in Urban Problems: 


A Canadian Reader. Krueger, R. R. and BryFogle, R. D. eds. 
Toronto: Holt, Rinehart and Winston, 1971, p.107. 
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The urban shadow is the zone with the first noticeable evidence 
of the transition of rural land to urban use. Characteristically, it 
is an "area of surrounding farmland which, because of the influence of 
the city, is to all intents and purposes sterilized for agricultural 
purposes; or subject to pressures pushing it out of agricultural pro- 
duction" (Gertler and Hind-Smith, 1961, p.157). Here, phenomena such 
as the nonfarm ownership of farmland, and the subdivision of rural land 
into low density large lot residential development can be found. The 
urban shadow is predominately semi-rural as agricultural land uses 
are dominant. In the urban fringe, urban land uses are visually dominant; 
in the urban shadow the rural to urban transition is much more subtle 
and is often visible only to the experienced observer (Russwurm, 1971). 

One other term that is often used in conjunction with discussions 
on the urban fringe, is urban sprawl. This term conveys at least three 
different conceptual meanings (Russwurm, 1971, p.105). First, sprawl 
can refer to the continually outward spread of urban development, radiat- 
ing from the downtown core through the urban fringe to the urban shadow. 
in this sense it conveys a meaning of process. Second, the term is 
popularly applied to the orderly appearing, continuous, low density form 
of single family residential subdivision that is characteristic of sub- 
urban development. Although often criticized as being wasteful and 
uneconomic in terms of land use, the continuous apparently endless 
succession of apparently identical suburbs creates an image of neat and 
unvarying order. Thus, in this sense, sprawl conjures an image of order. 


The third and contradictory meaning refers to the disorderly, haphazard, 
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and discontinuous mixture of land uses characteristically prevalent in the 
urban fringe zone (Russwurm, 1971). This is the sense in which the term 
is not commonly used by planners and urban specialists. Urban sprawl, 
then, can convey a notion of process, order, or disorder, depending 
upon the context of its usage. It is a term which must be used with 
the utmost of caution (Coleman, 1966; Russwurm, 1971). 
Empirically, both the urban fringe and the urban shadow have been 
delimited largely on the basis of census population data. Several 
methods have been used with varying degrees of success. Among these 
are: 
(1) The number or proportion of nonfarm households in an area 
in relation to the total number of households (Rodhaver, 
1947; Russwurm, 1971). 

(2) The density of nonfarm households (totai nonfarm) per square 
mile (Myers and Beegle, 1947). 

(3) The assessed value of nonfarm land as a propartion of total 
assessed value (Hind-Smith; 1962). 

(4) The nonfarm ownership of farmland, i.e. land owned by other 
than a farmer or other rural user of land (Gertler and Hind- 
Smith, 1962; Russwurm, 1961). 

(5) The existence of undeveloped residential subdivisions (Gertler 
and Hind-Smith, 1962). 

(6) The amount of farmland for sale for urban purposes (Gertler 


and Hind-Smith, 1962). 
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(7) The proportion of the population whose occupation is listed 

in a nonfarm classification. 

(8) The proportion of the resident population commuting to and 

from the city on a daily basis. 

(9) Intensive land use surveys which attempt to identify all 

nonrural land uses. 

(10) The loss of Pe Ms per 1000 increase in population (Crerar, 

1962; Bogue, 1956). 
These methods are seldom used in isolation. Rather, most researchers 
utilize two or more of them in any one study. The majority of these 
methods rely heavily on the federal census for data. Unfortunately, 
deficiencies exist in census materials which effect severe contraints 
on their usefulness for research purposes. 

One of the major drawbacks to the use of census data is that the 
areal base required for research purposes is often smaller than that 
provided by census sources. In particular, census metropolitan areas 
tend to take in too large an area for rural-urban transitions to be 
measured effectively. This is evident when the major criteria used to 
delineate the C.M.A.'s for the 1971 Canadian census are examined. 
These are as follows (Ricour-Singh, 1972): 

(1) an area of 100,000 or more population. 

(2) the inclusion of whole municipalities. 

(3) the inclusion of the main labour market - the area which 


includes at least 75 percent of daily commuters; operationally 
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based on a 20 mile radius from the edge of the built-up 
area, 

(4) the area in which the proportion of the labour force engaged 
in primary activities, excluding mining, is less than the 
national average. 

Generally speaking, census data permit only gross delineations 

to be made of the extent to which urban land uses and activities have 
encroached into rural areas in the vicinity of large cities. Census 
definitions are periodically revised; this, along with changes in the 


areal base of C.M.A.'s, makes time series comparisons difficult and in 


many cases impossible (Crerar, 1962). 


Factors Leading to Fringe Development 
Cities in both Canada and the United States characteristically 
have well developed urban fringe and urban shadow zones. There are 
five major factors responsible for this: 
(1) The consistent, rapid growth of the population of large urban 
centres. 
(2) Technological advancements that have given large portions 


of the population access to high levels of relatively 
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inexpensive transportation and communication (Wehrwein, 1942). 


(3) The almost unrestricted competition for land that is prevalent 


in our society (Jackson, 1973). 


(4) Society's general acceptance of the following individual 


rights: lifestyle preferences, space and territory, property 
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rights accessibility and services (Donaldson, 1969; Gaffney, 
1970; Wibberly, 1960; Sargent, 1970; Rodehaver, 1947; 
Charksx1961) < 

(5) The lack of unitary and consistent planning controls over 

the built-up city and the rural area surrounding it (Coleman, 
1969). 

Urban population growth. The addition of large numbers of. people 
to urban areas necessitates the conversion of agricultural and other 
land into dwelling sites and their related servicing infrastructure. 
Most housing for this added population occurs on the periphery of the 
existing built-up area; thus, the inner part of what was the urban 
fringe becomes the outer edge of the suburban zone. 

As population growth occurs, the demand for land in the fringe 
areas increases dramatically resulting in an increase in land value 
(Dennis and Fish, 1972). A "distance decay" effect is readily Bee erie 
with relation to land values as a greater number of people look farther 
out from the continuously built-up area in search for cheaper land 
(Clark, 1966; Coleman, 1969). While cheaper land is the attraction, the 
underlying force which motivates people to "move out" is their desire 
to own their own homes and to reside in the rural setting (Martin, 

1953; Clark, 1966). One common consideration concerning the move to 
fringe areas relates to the sudden increases to housing shortages in the 
central city. This has been disregarded on the basis that the movement 


was an old concept that had developed long before any current dwelling 
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scarcity existed. Factors such as "freedom", security", a "desire for 
community life", a "desire to escape from human concentration", and 
"giving the children a chance to grow up in the country" appear to be 
more important considerations for the moves (Arensburg and Kimball, 
1965). Another reason in a similar vein was investigated by Rodehaver; 
the return to rural living of a farmer rural population that could not 
adjust well to life in densely populated urban centres (Rodehaver, 1947). 

Whatever the reason, the general process or sequence of development 
has been one of scattered houses, then small subdivisions in scenic 
areas, then larger subdivisions on flat well-drained agricultural 
land adjacent to the built-up area (Clark, 1961; Isberg, 1972). 

Advances in transportation technology. One of the pioneer urban 
fringe studies by Wehrwein in 1942 attributed the ease of movement 
brought about by the automobile as one of the root causes of fringe 
development (Wehrwein, 1942). A report on the urban fringe of Vancouver 
emphasized the significance of the automobile and the desire for home 
ownership as two of the most significant factors which have fostered 
extensive fringe development. It was also determined that increases 
in personal leisure time have resulted in fringe residents placing 
"a considerable emphasis on accessibility to outdoor recreational 
facuaestan selecting a location for their residence. The study 
went so far as to say, "places with recreational amenities challenge 
the place of employment as a major determinant of residential location" 


(Lower Mainland Regional Planning Board, 1963). 
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There are very few cities in Canada in which the centre cannot 
be reached in approximately 45 minutes travel time from a distance of 
30 miles out. In fact, the development of employment and shopping nodes 
on the periphery of large cities has made these facilities as or even 
more accessible to fringe dwellers than to the population of the inner 
city. 

Competition for land. There is considerable literature concerned 
with the development of models which portray the outward expansion of 
cities. Generally, a wave form is used which assumes the spread of 
urban land use activities in an outward direction from the city centre. 
Friction of distance notions are used which reflect the dynamic 
equilibrium between centripetal and centrifugal forces (Korcelli, 

1970; Blumenfeld, 1954; Boyce, 1966). 

These models refiect market competition for land based on declining 
values per unit area outward from the inner city. Many models make 
the assumption that urban land uses are the highest and best uses in 
economic terms and that agricultural and other rural land uses cannot 
compete. Kruger (1971) has suggested that in urban development the 
economics of location have been the prime considerations resulting in 
urban fringes. In these instances urban land uses are always dominant. 
He suggests that by developing appropriate monetary values, the value 
of agricultural land for other uses could be derived which could 
compete with the urban values for land. 

Land speculation, a regularly identified factor in urban fringe 


development, is also a result of the competition for land. Some 
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economists tend to provide arguments based on the factors of supply 
and demand which portray useful or at least neutral roles for land 
speculation. 

Neutze views land speculation as using land in ways that bring less 
than the highest current returns in the hope that future returns will 
more than compensate for the loss. Whenever expected returns from 
a future use are of significant value over a current use, speculation 
should occur; hence, the urban fringe and shadow zones are highly 
attractive for speculative purposes. Here, the future returns for an 
urban use are very much greater than are those for agricultural and 
other rural uses. 

The factor of uncertainty is critical in any discussion of land 
speculation. Neutze (1968, p.112) points out that: 

Uncertainty always results in the misallocation of 
resources. Too much land will be held out of current 
development here, and too little there, producing 
vacant lots and scattered development. As long as 
there is uncertainty, and as long as the timing and 
coordination of urban development is carried out in 
the private market it does not make sense to decry the 
role of land speculators. 

Land speculation is an intrinsic part of the competition for land 
in the urban fringe and shadow and a considerable disagreement exists 
on its merits or demerits (Clawson, 1970; Gaffney, 1970; Spurr, 1971; 
Dennis and Fish, 1972). Regardless of the desirability of land specula- 
tion for the optional timing of the conversion of rural land to urban 


uses, its effect on rural land values should be considered. A number of 


studies have been conducted in recent years which attempt to establish 
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linkages between land speculation and high real estate prices (Manvel, 
1968; Dennis and Fish, 1972; Clawson, 1971). Essentially, these studies 
have indicated that the activities of land speculators have resulted 

in inflated prices in rural areas resulting in higher development costs 
and in some cases, the loss of productive agricultural land. Some of 
the problems associated with the competition for agricultural lands 

in urban fringe areas are discussed by Crerar (1962) and Gertler and 
Hind-Smith (1961). 

Individual rights. In urban fringe areas problems concerning such 
things as environmental degradation, increased traffic flows and so 
on are becoming increasingly evident. These are collective phenomena, 
the any eee by-product of many individual decisions (Friedman, 1973). 
As long as a number of individual rights are insisted upon, urban fringe 
zones will occur. 

The most notable expression of individual rights in the urban 
fringe and shadow is the marked preferences shown by Canadians for 
individual houses. Over time, individual phenomena become collective 
phenomena and such undesirable side effects as polluted water tables, 
congested roadways, high property taxes, overloaded school systems, 
and private control over prime recreational lands may result. 

Planning studies of "exurban" residential development around 
several of Canada's major urban centres focus on many of these social, 
economic, and environmental problems (Calgary Regional Planning 
Commission, 1968; Alberta Department of Municipal Affairs, 1974; Lower 


Mainland Regional Planning Board, 1963; Paterson Planning and Research 
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Ltd., 1971) which have resulted from large population increases of an 
urban nature in a rural area. Four categories of individual rights can 
be identified which foster urban fringe development; these are the 
right of an individual to hold property, preferential lifestyles, space 
territory feelings, and the right to a high level of accessibility and 
services. 

Despite constraints applied to limit or control certain land 
uses infringe areas the individual property owners still has the 'right' 
to enjoy and exploit any income-producing capability the land may have. 
This point is brought forth very clearly in the following quotation 
from Wibberly (1960, p.12): 

Without any form of land control or planning, the 

use to which a piece of land is put, is finally decided 

by the price which is offered for it. In this cir- 

cumstance, the use or interest which needs land in large 

amounts because it uses it extensively is bound to 

lose in the competition for land with other interests. 
The quotation makes it clear that without strong public control over 
land use, such as the notion of an urban fence suggested by Coleman (1969), 
urban fringe development will occur since there will always be a demand 
for fringe properties for a wide variety of residential, commercial, 
industrial, institutional, and recreational uses. Quite often the 
greatest opposition to land use controls is voiced from farmers and 
other land owners in the urban fringe and shadow zones who object 
strenuously to having their individual property rights (presumably 


their right to sell land for nonagricultural interests) infringed upon 


by restrictive legislation. 
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A number of studies have concluded that the lifestyle desired by 
exurban residents and those wishing to reside in fringe areas is that 
which goes with a detached single family dwelling on a fairly large 
plot of land isolated from neighbours, but serviced by good roads 
and a high quality of public services (Martin, 1953; Sargent, 1970). 
Many people prefer to live in the country. Their right to do so 
up to some density which is damaging to the rural environment appears 
to be widely accepted. Service and cost restraints may be restrictive, 
but the basic right to some scattered or clustered development in the 
fringe or shadow area has not as yet been denied. 

Central to this are the ‘agrarian myth' or ‘arcadian ideal', 
sets perceptions of country life which have pervaded Britain 
and North America for centuries (Creese, 1966; Darley, 1975; Donaldson, 
1969). The ees myth' expounded by Thomas Jefferson idealizes 
the 'virtuous and healthy yeoman farmer, at once individualistic and 
altruistic at one with nature and with his fellow man" (Donaldson, 
1969, p.18). The ‘arcadian ideal' grew out of the crowded unhealthy 
British cities of the industrial revolution. A life in the country 
where man could be in harmony with nature was visualized as being 
a 'cure-all' for the social evils of the industrial cities. These 
ideals were manifested in the 'Garden City movement’ of Ebenezer Howard 
and William Morris, and later in the works of Frank Lloyd Wright and 
many others (Creese, 1966; Donaldson, 1969). The ‘agrarian ideal’ was 
also very strong in North America in the early 20th century. McMahon 
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Urbanites should divorce their city jobs and residences 

to form a more perfect union ... My argument that all 

city folk who can should marry nature and settle down 

with her... You don't have to be rich to escape 

suburban wedlock, all that is needed is a snug little 

home in the nearby country and a piece of ground large 

enough to grow eggs, fruits, and vegetables. 
This sentiment is still very strong and is one of the major causal factors 
of exurban development. 

Another individual right manifest in the fringe and shawdow zones 
is the desire to have control over one's own space and territory. Many 
of the studies written on exurban development report that the majority 
of persons residing in fringe areas consistently rate privacy, open 
space, and peace and quiet among the most important advantages of 
country living (Andrews, 1963; Calgary Regional Planning Commission, 
1968; Martin, 1953; Paterson Planning and Research Limited, 1973). 

Thus the pattern of development which tends to occur in the fringe and 
shadow zones denotes a desire for ‘apartness' rather than ‘togetherness' 
(Sargent, 1970). 

The romantic ideals of a home in the country where the children 
can grow up in Ee 1 aeas nos etere and a desire to get back to 
nature is very closely related to this. For some people, especially 
those with rural backgrounds, the city may be looked upon as a type 
of ‘prison’ from which to escape (Rodhaver, 1947). 

The observation that people move to the country knowing that an 
urban level of services is not available, but within a relatively short 


period of time make demands for such services as improved maintenance 


of roads, regular garbage pick-up, better fire protection, water and 
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sewage systems, street lighting, and so on recurs continuously through- 
out the literature (Clark, 1961; Gaffney, 1958; Isberg, 1972). It 
is evident that fringe dwellers feel that they are entitled to a wide 
range of urban services while enjoying the natural amenities of rural 
areas. The acceptance by society at large that all people are entitled 
to some common level of services regardless of their location helps 
to insure the development of fringe and shadow zones. It is this 
aspect of fringe development that often causes poor relationships to 
develop between the farm and nonfarm populations of fringe areas. 

Generally, public services are financed through property taxa- 
tion. Due to the structure of the tax base, the exurbanite generally 
receives more than he pays for, while the farmer pays for more than 
he actually receives. Within the built-up city, commercial and industrial 
assessment makes up the difference between the costs and revenues 
produced through residential property taxation. In the country there 
is often no industrial base, consequently, the farmer's assessment 
is increased to make up the difference. This problem is not recent 
in origin and is well documented in the literature (Krueger, 1957; 
Lower Regional Mainland Planning Board, 1963). High property taxation 
has been identified as one of the major characteristics of the urban 
fringe and shadow and has been a major contributor to the loss of 
agricultural land in the vicinity of large metropolitan centres (Gertler 
and Hind-Smith, 1961). 

The equity of costs and services is an urban fringe problem 


usually associated with noncontiguous low density development. In 
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many cases, recent migrants to fringe areas expect a level of services 
resembling that of densely built-up areas. However, economic and 
equitable provision of these requires a compact, continuous form of 
development, not the scattered development of extremely low density 
prevalent in the fringe. The major reason for this is that physical 
service costs are proportional to length. In urban fringe areas the 
costs of specific services may be two to three times as high per 
household as they are for more compact development (Alberta Department 
of Municipal Affairs, 1974; Lower Mainland Regional Planning Board, 
1963; Calgary Regional Planning Commission, 1968). The costs of 
providing these services are usually born by the total population of 

a SOT eRY jurisdiction, thereby creating the situation in which 


some residents are subsidizing uneconomical services to others. 
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Historically these costs have been born by the farm population; however, 


in some cases, local authorities have increased taxes on exurban resi- 
dences to avoid pressure on farmers to the extent that they are paying 


tax bills as high or higher than in the city with fewer services. 


In the Edmonton area, farmland is assessed at a fixed value per 
acre, the maximum value of which is $40.00 per acre. Furthermore, 
farm residences are exempt from assessment and taxation. This has 
led to the situation that increased municipal costs are passed on 
exurban population whose property is assessed in accordance with 
its market value. Recent studies in the Edmonton and Caigary area 
have shown that increased tax revenues derived from the country 
residential population have more than compensated for increased 


municipal costs. The Edmonton experience has been that country 
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residential subdivisions are extremely costly during the early states 
of development; however, once developed the revenue gained more than 
compensates the costs incurred, to the extent that in some cases the 


country residential population subsidizes the farm population. 


Institutions. The lack of unitary and consistent planning controls 
is a major factor in the development of urban fringe zones and their 
associated problems. In general the case has been that the institutional 
means necessary to lessen the development of urban fringe zones have 
either not existed or have not been seriously applied. The controls 
which exist in the Edmonton area will be discussed at length in Chapter 
4. At this point it will suffice to say that without unitary and 


consistent controls the causal factors noted earlier are free to make 


their full impact on the urban fringe and urban shadow zones. 


Characteristics of Fringe Dwellers 

The impact of a sudden influx of urbanites into rural communities 
was given considerable attention in the United States by a number of 
sociologists in the 1950s. Social scientists conducted numerous 
studies in attempts to show that sociologically, the fringe area was 
a separate entity distinct from either the urban or rural communities 
(Myers and Beegle, 1947; Andrews, 1963; Martin, 1953; Kurtz and Eicher, 
1958; Beegle and Seiten 1955). These studies were largely 
inconclusive as no typical 'exurbanite' was found to exist. However, 
some socio-demographic characteristics were identified which are 
common to most fringe areas. 

The following characteristics were identified by Arensburg and 


Kimball (1965, 1968): 
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1. Fringe areas are comprised mainly of family units. The 
number of single person households is disproportionately 
small. 


2. Fringe families are characteristically young, with small 
children. 


3. Home ownership is a prime consideration in fringe development 
as the overwhelming majority of dwellings are owner occupied. 


Similar observations were made in studies conducted in the greater 
Vancouver area. Characteristically, fringe residents were strongly 

family based consisting of primarily young families with children. 

Whereas a survey conducted in the environs of Toronto identified fringe 
dwellers as middle to upper income, with a relatively high level of formal 
education for all adult family members. More than 50 percent of the labour 
force was found to be in professional and managerial categories, 

the median number of children per families was two, and 100 percent 

of the residents owned their own homes. Similar findings are described 

in studies of Winnipeg, Calgary, and many American cities, with only slight 
regional differences. It is evident that the population characteristics 

of fringe dewllers tend to be remarkably similar with only slight 


variations being evident between different cities and geographic regions. 


Factors Motivating Moves to the Fringe 

To date, very little reaserach has been done to determine the factors 
which motivate people to move out of the city and into the rural areas 
of the fringe and shadow zones; however; the concept of ‘place utility' 
developed by Wolpert (1965) which essentially measures an individual's 
level of satisfaction or dissatisfaction with respect ot a given location 


can be used as a framework for such an investigation. 
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Geographers have traditionally recognized two sets of attributes 
applicable to any location: those related to the physical character- 
istics of the 'site', and those which are related to the accessibility 
characteristics of 'situation.' The concept of place utility can thus 
be ragarded as a composite of 'site' utility and 'situation' utility 
(Brown and Moore, 1970). If the 'place utility' of a present site 
diverges sufficiently from the resident's immediate needs, he will 
consider seeking a new location which satisfies them. The resulting 
search for and evaluation of dwelling opportunities then takes place 
within what is defined as the: 

confines of the individual's action-space - a subset 

of all locations within the urban area comprising 

those locations for which the intended migrant possesses 

sufficient information to assign place utilities (Brown 

and Moore, 1970). 
Viewed in this manner, migration is a process of adjustment whereby one 
place of residence is substituted for another in order to better 
satisfy the needs and desires of the migrant. 

Using these two concepts, Brown and Moore developed a model of 
the residential location process which serves to provide a useful 
framework for a discussion of residential mobility. The model (Figure 1.2) 
emphasises the need to understand the decision-making process of the 
individual household and the search procedure through which an actual 
choice is made. 

In the model it is assumed that the members of a household and 
the activities they perform constitute a simple behavioural system. 


The environment in which the household is situated provides a continuous 


source of stimuli to which the household responds. Certain of these 


wa « a 


ada is, Atoe, ca, RRL, ¢ 


- wo find - > - 
mec Ee: Fae trl abe ony hawaled § 


‘y ater tee? ee aly ae wselenele 
ea al oe YW voi ru > ‘be Rao rons sll hs ; sob 
| | | ry 
queer nieces oe pedicle ’ te 34 
ae ne 0 Tete remo! oe 
Ane ie SPER epalearnd a puanines aa | at 

git fecg enka: tlle pareve y concaeitet 


ica, ves eed, ahs La Se rd 


eget Tak ticle ont aaee Sdeor eae 


"BY Bo sas ned ‘gil aie: tet aes Pont A 


tf 


re Rae er sti Riad rt sie afar i 
gilt d ne ra a ¥ 


“\ 


Br We wes ih: Bad 


; ; ae P le ‘ y : 
Bis i acai 2 ig 2 hgueet ids Peery 4 tei as te Lote ett Wc 
en youteii” THis Legit pigaie othe? SY oe eet veoh paxsiviol ot 


Te" de 


Suinisha- i paths vate ht ef. 2 )0 ey nat a aii Ss. ‘aesdidites ter 


sala 12 Tr , ae ees en shesi at $ fie ae wa lucky ¥e soo 


INTERNAL FORCES 
needs and expectations of household characteristics of present location 


decision to seek 
alternative 


define expected 
qualities of new 


residence 


Source: 


search for information oa 
on alternatives 
examine alternatives 


compare alternative 
to requirements 
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Figure 1.2 


A Model of the Residential 
Location Decision Process 


EXTERNAL FORCES 


neighbourhood, dwelling 


place utility of (or 
satisfaction with) 
present location 


stress: effect of 
any change 


decision to stay 


place utility not improved 


place utility improved: 
change residence 


L. A. Brown and E. G. Moore, The Intra-Urban Migration Process 
A Perspective - 1970 in L. S. Bourne: Internal Structure 
of the City, (Oxford University Press, Toronto, 1971, p. AEM) 
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constitutes 'stressors' and are perceived as either disrupting or 
threatening to disrupt the established and desired patterns of the 
household's behavior (Brown and Moore, 1970). 

For any given household the stress associated with a given situation 
may be reduced to or maintained at tolerable limits by adjusting its 
needs; restructuring the environment Peteeere to the household so that 


it better satisfies the household's needs; or relocating the household 


(Brown and Moore, 1970). A study addressing itself to exurban population 
movement is concerned with households that have chosen the last 
alternative. 

Sources of stress. The process of family formation, growth, and 
dissolution has proven to be an important factor in a family's decision 
to relocate. When the family life-cycle from formulation to dissolution 
is examined, seven critical stages can be identified which have an 
impact on its propensity to move (Glick , 1971). Normally, these stages 
include family formation; pre-child, during which the family is a 
constant size; child-bearing, during which the family increases in size; 
child-rearing, during which the family is a constant size; child- 
launching, during which the family decreases in size; post-child, 
during which the family is constant in size; and family dissolution. 

For 'typical' families, mobility is greatest during the stages of family 
formation, child-bearing, and child-launching (Rogers, 1964). 

The decision to relocate depends upon several factors such as 
the size and adaptability of the present housing unit, the tenure 
status of the family, the way in which changes in the family structure 


are evaluated and related to housing needs and the availability of 
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housing within the range of the household's financial resources. 
The importance of lifecycle changes in activating mobility 
is influenced by family norms. Bell (1959) proposed that "familism" 
is an important factor in influencing family mobility. Bell defines 
"familism" as high valuation on family living; marriage at young ages; 
a short childless time-span after marriage, and ‘child centredness.' 
This implies that the child bearing stage of the life-cycle occurs 
earlier and lasts longer in familistically oriented households and that 
they are more likely to move from residential locations perceived as 
unfavorable to family living and child welfare than those households 
that are not. Other factors such as kinship ties and a desire to live near 
friends and relatives have also been proven to influence a family to 
relocate. 

Residential mobility is often the spatial expression of vertical 
social mobility. As families rise in social class position, they often 
change their residence to accord with their class destination (Rossi, 1955). 
Leslie and Richardson (1961) found that an association exists between 
social mobility expectations and residential mobility intentions. 

This led them to conclude that both the need for more living space 
as the family increases its size and the need to adjust housing to 
changes social status are important forces in motivating a family to 
move. 

The physical and social changes that take place in a residential 
area over time increases the propensity of a family to move. Changes 
in neighbourhood character related to the urban housing cycle and 


shifts from single family land use to multiple family, commercial or 
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other intensive uses are often negatively perceived by the residents 
of the areas and serve as stress factors which may motivate them 
to relocate. 

Changes in the demographic and social composition of neighbourhoods 
may also generate changes of residence. Residential replacement associated 
with the urban housing cycle may result in the social status of the 
residential area being downgraded or in alterations in the area's ethnic 
composition (Rossi, 1955). Reactions of current residents to these 
changes depends both upon their views of their new neighbours and their 
own self-perceptions. Prejudice and threats to self-image may impel 
some families to move from neighbourhoods experiencing such change. 

Residential needs and aspirations comprise one other major deter- 
Minant of residential change. Family members often have definite ideas 
as to what an ‘ideal’ home for them is. Housing unit expections may per- 
tain to privacy, type of tenure, style, and other features. Site 
aspirations may include locational as well as social and physical 
amenities. If the current dwelling and residential location has not 
met the expectations of the family, SUrticient dissatisfaction could be 
generated to motivate the family to relocate. Constraints on family 
interaction imposed by an unfavorably perceived housing environment may 


provide a further impetus to moving (Rossi, 1955). 


The Search Procedure 
Once the decision to move is made, many factors are influential 
in determining the location of the new area of residence. In any given 


search an individual household focuses on only a small subset of factors 
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which are critical in its own context. This restriction stems from the 
inability of any single household to evaluate choices based on too many 


variables or attributes (Brown and Moore, 1971). 


Sources of Information 

The search behavior of an intended migrant household consists of 
the utilization of and reaction to a variety of sources or channels of 
information. In a given search situation, three critical elements 
may be identified (Brown and Moore, 1971): 

(1) the sources of information available to the searcher; 

(2) the information concerning possible sites possessed by the 

searcher; 
(3) the manner in which the searcher utilizes the information 


available to him and that which he already possesses. 


SUMMARY 


The review of the literature has revealed that exurban residential 
development has been the topic of considerable research in Britain 
and North America. A characteristic form of urban expansion 'outward' 
from the central city is well documented. 

The information compiled from the literature will be utilized to 
form the conceptual framework upon which the study is organized and the 
research instruments designed. The research objectives presented in 
Chapter 2 have been structured in accordance with this. The study 
is organized into two sections. The first section of the study is con- 


cerned with identifying the form of growth which has occurred in 
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the Edmonton area. The second section is concerned with identifying the 
characteristics of the country residential population and the factors 
which have created the demand for an exurban lifestyle. 

The unique findings of the study will be of value to local 
municipal authorities and planning agencies. An attempt will be made 
in Chapter 6 to relate these to the general findings inherent in the 
literature review. In this sense, the case study will serve to either 
substantiate or refute the general expectations of exurban residential 


development gained from the literature. 
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Chapter 2 


OBJECTIVES, DATA SOURCES, METHODOLOGY 


In accordance with the stated goals, this study is organized into 
two major sections. The first is concerned with identifying institu- 
tional, economic, and physical factors which have influenced the spatial 
distribution and rate of land subdivision and development for country 
residential purposes in the Edmonton area. The second section is 
concerned with isolating factors which lead to a demand for country 
residences. The two sections are not mutually exclusive; many inter-~ 


relationships exist which will be presented in the conclusion. 


SECTION ONE: OBJECTIVES 


(1) To delineate the areal extent of country residential sub- 
division; in terms of the number, size, and location of 
parcels. 

(2) To identify any areal differentiation in the rate at which 
country residential subdivisions are developed and to 
isolate factors which influence this differentiation. 

(3) To determine the influence that existing institutional land 
use regulations and their implementation have had on the 
distribution of country residential subdivisions. 

(4) To determine what environmental factors are important in 
influencing the distribution of country residential sub- 


divisions, 
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SECTION TWO; OBJECTIVES 


(1) To determine the demographic and socio-economic characteristics 
of the country residential population. 

(2) To determine if this population differs significantly from: 

(a) the population of the City of Edmonton. 

(b) the population of smaller urban centres in the metro- 
politan aoe 

(c) the rural farm population of the study area. 

(3) To isolate factors which are important in motivating a house- 
hold to move from its former residence and relocate in a rural 
setting. 

(4) To determine the 'search' procedure utilized by the population 
in relocating to a country residence. 

(5) To determine what social, economic, and environmental factors 
are considered important in the selection of a suitable country 


residential site. 


DELINEATION OF THE STUDY AREA 


Inner Limit 

For the purpose of this study, the ‘inner limit' of the study area 
was set to correspond as closely as possible to the extreme edge of 
Edmonton's continuously built-up suburban zone. In recent years, the 
city's political territory has expanded outward into the adjacent rural 
municipalities at a rapid rate as several large scale annexations have 


taken place (see Figure 2.1). As this expansion has occurred, several 
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country residential subdivisions orginally located well outside the city 
limits have become incorporated into the political jurisdiction of 
Edmonton. In some cases, they have experienced complete redevelopment 
to 'lot' sized urban subdivisions. In other cases, the city has simply 
been built around them. To avoid difficulties in identifying and 
acquiring sufficient data, only those subdivisions located outside the 


boundary were included in the study. 


The Outer Limit 

For the purpose of this study, the ‘outer limit' of the study area 
was set as the extreme limit to which the subdivision of land for 
country residential and related purposes had occurred prior to and 
including the year 1972. 

Data Sources... The sources of data used in determining the ‘outer 

limit' of the study area were: 

(1) A series of six maps representing parts of the Edmonton region 
derived from the 1:50,000 National Topographic Series. These 
have been compiled by the Edmonton Regional Planning Commission 
and depict all subdivided parcels of land by plan of 
subdivision registered at a Land Titles Office. 

(2) Applications for subdivision, which include the legal 
description of the land, the date of the application, the 
existing specific use of the land, the proposed use of the 
land, the gross area of the parcels to be created, and the 
number of parcels to be created. An example of the form used 


when applying for a subdivision by plan (the most common 
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method of subdivision) is presented in Figure 2.2. Copies of 
these forms are retained by both the local municipal author- 
ity and the Regional Planning Commission when an application 
to subdivide is made. Unfortunately, in many cases, the 
forms are not accurately completed. 

(3) Registered plans of subdivision: When an application for sub- 
division is made, the application must be accompanied by a 
plan of subdivision drawn to a minimum scale of 200 feet 
to l inch. These plans are required to show (Alberta Regula- 
tion 215/67, The Subdivision and Transfer Regulation 4(3)): 


(a) the location, dimension and boundaries of the existing 
parcels of land to be subdivided. 


(b) the portions thereof that the applicant proposes to 
register in a Land Titles Office upon approval of the 


subdivision. 


(c) the location and proposed dimensions of all parcels, 
reserves, and public roadways. 


(d) the location, dimensions and number, name or other 
designation of any subdivision, parcel, highway, public 
roadway, right-of-way, and easement of record in a Land 
Titles Office which exists on or in the vicinity of the 
land to be subdivided. 


(e) the locations and dimensions of all existing services, 
buildings or structures on the land to be subdivided. 


(f) contours at intervals of not less than 5 feet. 

When an application is approved, the plan is registered at a Land 
Titles Office. The existing certificate of title for the 
property is cancelled and new titles are issued in accordance 


with the blocks and lots shown on the plan of survey. The 
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Figure 2.2 


GOVERNMENT OF THE PROVINCE OF ALBERTA 
APPLICATION 


"NCTE: AN INITIAL FEE OF $10,00 SHALL 
ACCOMPANY THIS APPLICATION. 


for approval of a proposed subdivision 
BY PLAN as required by the Subdivision 
and Transfer Regulation 
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Provincial Planning Director or Authorised 
Officer of Approving Authority 


NOTE: AN APPEAL FROM THIS DECISION MAY BE MADE TO THE PROVINCIAL PLANNING 
BOARD PURSUANT TO SECTION 20 OF THE PLANNING ACT AS AMENDED. A WRITTEN 
STATEMENT OF THE GROUNDS OF APPEAL SHALL BE FILED WITH THE SECRETARY OF THE 
PROVINCIAL PLANNING BOARD, 8TH FLOOR, 9912 - 107TH STREET, EDMONTON 14, ALBERTA 
WITHIN 30 DAYS OF THE DATE OF THE DECISION. 
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date of registery, recorded on the plan, is important as no 
lots can be sold under agreement for sale or otherwise until 
they have been registered (Land Titles Act 1970, Sec. 88(1)). 
Therefore, the date of registry signifies the earliest date at 
which country residential development (in terms of occupancy) 
can legally begin. An example of a typical registered plan of 
subdivision is presented in Figure 2.3. 

Methodology. The first step in determining the outer limit of the 
study area was an analysis of the maps acquired from the Edmonton Regional 
Planning Commission. Upon close inspection and field verification checks, 
it was found that although they provided an excellent source of reference, 
some of the maps were quite out of date and did not include many of the 
more recent subdivisions. It was therefore necessary to supplement them 
with data from other sources. 

During the summer of 1973, a detailed survey of all available dupli- 
cate copies of registered plans of subdivision, was carried out in the 
administrative offices of the counties of Strathcona, Parkland, and 
Leduc, and the Municipal District Peauergcons These were used instead 
of the subdivision application forms because the objective of the 
exercise was to identify country residential subdivisions which were 
available for immediate development, not those which may be available 
at some time in the future. Subdivision application forms as a source 
of data have several limitations. First, the application may be modified 
considerably as it passes through the subdivision approval procedure 


(this will be discussed in Chapter 4) so that the end result may vary 
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Figure 2.3 
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considerably from the initial application. Second, not all applications 
are approved; a fairly large percentage are refused for a variety of 
reasons. Third, even if an application is approved, the applicant has 
18 months in which to register it, during which time the parcels are not 
available for development. The application forms were consulted when 
there was some doubt as to the specific purpose of the subdivision. This 
occurred most often when small acreage subdivisions of less than 3 acres 
took place in the vicinity of lakes, and some doubt existed as to whether 
the subdivision was for resort purposes (indicating intermittent occu- 
pancy) or country residential purposes (indicating permanent occupancy). 
In all other cases, registered plans were consulted as the primary data 
source. The following information was recorded: 

(1) The legal description (quarter section, section, township, 

range, meridian) of the land subdivided. This was required 
for mapping purposes. 

(2) The year in which the subdivision was registered. 

(3) The lot number and size in acres of each individual parcel. 

To establish the outer boundary, all of the subdivisions in the 
four municipalities were plotted by quarter section on a base map 
provided by the Edmonton Regional Planning Commission. A line depicting 
the extreme outer limit of the subdivision was then constructed (Figure 2.4). 
It must be emphasized that this line delimits country residential sub- 


division as it existed in December 1972. There have almost certainly 


been changes since. 


Many lots in 'resort' subdivisions in the study area have been 
converted to country residential uses. These lots were not included 
in the study because of the lack of adequate data. 
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SECTION ONE: SUBDIVISION AND DEVELOPMENT 


The Rate of Subdivision 
The purpose of this section was to determine how the subdivision 
of land for country residential purposes has varied through time in 
terms of: 
(1) the number of parcels created. 
(2) the size of parcels (in acres). 
(3) the areal distribution of the parcels. 
Data Sources. 
(1) Registered Plans of Subdivision: The information recorded at the 
time of the 1973 survey - the date of registration, the size 
of each individual parcel (in acres) and the legal description 
of the quarter section subdivided - was required for this - 
section. All available plans of subdivision creating parcels 
of 40 acres or less were included in the eenage 
(2) Tax Assessment Forms: Assessment forms were used to eliminate 
parcels of land in the 20 to 40 acre category that were 
considered to be farms. These forms are kept for each property 
upon which improvements are taxed. Farm buildings and other 
improvements are not subject to taxation. In 1973, any area 
of land containing 20 acres or greater was considered a farm 
for the purpose of taxation if a sufficient income was 


derived from agricultural pursuits. 


>) 


“some plans approved in 1972 but not registered until early 1973 
were included. 


> 


" bi ofa mr ree 
; at any if Sinpe habs iaibaesh me 


ADE \a 


sui ur + 


eh lark pein sy hea 


melita ~ a yal i ial obaee “goon * ad a ail 
ug geil 8 Shull thy , ‘fines sokthecoe vee. +h 


Can = hist 


ee Vg at C2 ier ohare: he. qaliate re ee 
i, ie z Me iil Pes 4 . rs esa ee, Dini tiga te pa, cha 


3 


«ine Bore sh jean Whacp gee i pie oO i amin: 7 ee * ae 


a or zeg, 2 eran hak: Grapes ovat ple. Puyt} 
; cae fk Geico or 5 
: ae. a ieee 
ma PC, oe way Fd - Pia te ; = : 


» a 


i rf 
a PTA rere PS We PTE raja mapas 


re ’ rH ’ 
orek AH. —% Aim a o#* +R he oe a a . i pa ae o> ei Be yt Mates d 
: me ‘i 


a : : , ey ye 
; ; ti aa 


45 


Methodology. The inclusion of parcels of land ranging from 20 to 
40 acres created a number of definitional problems. Small acreage holdings 
in this category are generally considered small farms and are regarded 
as an agricultural rather than country residential land use. However, 
empirical observation has shown that many of these parcels are used 
strictly for country residential purposes and that very little income 
is derived from agriculture. For the purpose of this study, only these 
parcels could be included, therefore a means of differentiating the 
residential from the agricultural parcels had to be found. 

A survey of all available assessment forms in the municipal author- 
ities in the study area was conducted during the summer of 1973. Only 
those properties exempt from taxation on improvements were excluded 
from the study. 

Frequency distributions were calculated for the number of parcels 
created in each size category per year. These were further differentiated 
by municipality to allow for differences in subdivision policy. The 
pattern of the distribution was graphically presented in time - series maps. 


These tables and maps are presented in Chapters 3 and 4. 


The Rate of Development 

The purpose of this section was to determine how the rate at which 
the development of country residential parcels has varied through time 
and to determine factors which influence the rate of development. 

Data Sources and Methodology. Frequency distributions were cal- 
culated for the number of parcels developed by year in the total study 


area and each of the four sub-areas. To determine variations between the 
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rate of development and ths size of parcels, cross-tabulations were 
calculated. This enabled any variation to be determined in the proportion 
of parcels developed relative to the total number possible. 

To determine if any areal differentiations have occurred in the 
rate of development, maps were constructed which illustrate the percentage 
of parcels developed in each subdivision. These and tables illustrating 
the time lag which occurs between the date on which a parcel is registered 
at the Land Titles Office and the date of development are presented in 


Chapters 3 and 4. 


The een of Tustitucions 

When an attempt is made to determine factors which influence the 
demand for and spatial distribution of a particular land use such as 
country residential it is essential to have a full understanding of the 
constraints imposed on it by the various levels of government and their 
related planning bodies in the form of land use regulations and controls. 
These can exert considerable influence on the pattern of development. 
Local planning agencies through the powers invested upon them by higher 
levels of government may create a pattern of land use considerably 
different than that which would evolve if only 'market' conditions pre- 
vailed. 

An investigation of the planning institutions which exist in the 
Edmonton area was conducted. A summation of this survey is presented 
in Chapter 4. The following topics are covered as they relate to country 


residential development: 
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(1) Provincial planning legislation. 

(2) Existing planning agencies, their duties, jurisdiction, and 
policies. 

(3) The implementation of legislation and policies and its effect 


on the distribution of country residential subdivisions. 


The Importance of Environmental Factors 

The purpose of this section was to determine what effect, if any, 
a selected number of environmental, physical factors have had on the 
distribution of country residential and related land uses. The factors 
selected for investigation were the availability of potable ground- 
water; soil capability for agricultural production; land capability for 
recreation; and land capability for wildlife and waterfowl production. 

Sources of Data and Methodology. The primary data source for this 
section was a series of capability maps prepared for the Canada Land Use 
Inventory. Through the use of map overlays a subjective measure of the 
influence of the factors could be determined. This form of analysis is 
very subjective and is useful only for the identification of trends. 


The results are presented in Chapter 4. 


SECTION TWO: THE DEMAND FOR COUNTRY RESIDENCES 


The Country Residential Population 

The purpose of this section was to identify socio-economic and demo- 
graphic characteristics peculiar to the country residential population 
in terms of: 


(1) family structure. 
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(2) family income. 

(3) occupation of the head of household. 

(4) education, head of household. 

(5) the journey to work. 

(6) place of former residence. 

(7) tenure of former residence. 

(8) length of residence, present and past. 

(9) number of moves in recent five year period. 

Data Sources ahd Metnbastoeys The characteristics of the country 
residential population were derived through a questionnatre survey con- 
ducted throughout the study area in the summer of 1973. Data pertaining 
to the City of Edmonton, smaller urban centres in the study area, and 
the rural farm population were derived from the 1971 Census of Canada. 
This information was used primarily for comparison purposes. The census 
could not be used for the construction of country residential profiles 
because the data were not differentiated into rural farm and nonfarm 
categories at the enumeration area level. Furthermore, the data were 
presented in aggregage form making cross-tabulations between variables 
impossible. 

The population data obtained from the questionnaire enabled compar- 
isons to be effected. By isolating the country residential population 
from the total rural population comparisons could be made with the 
City of Edmonton and its surrounding urban and rural areas, thus making 
it possible to isolate those characteristics peculiar to the exurbanities. 


The results of these comparisons are presented in Chapter 5, 
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Factors Motivating the Move to a Country Residence 


The purpose of this section was to determine why families relocated 
their place of residence from an urban to a rural setting. The frame- 
work used was essentially a modification of that developed by Brown and 
Moore in their discussion of residential mobility. An attempt was made 
to isolate those stress factors which motivated the families included 
in the questionnaire survey to move to their country residence. The 
stress factors used in the questionnaire were derived from the literature 
review and can be grouped into four basic categories: 

(1). familial 

(2) social 

(3) environmental 

(4) economic 

In question 7 of the questionnaire (see Appendix) the respondents 
were asked to list as many reasons as possible in response to the question, 
"Why did you choose to live in a country residence as opposed to living 
in the city?" This was done to ensure that any factor inadvertently 
omitted from the list was not excluded from the study. The list of 
factors comprised question 8 of the questionnaire. The respondents were 
asked to rate the importance of each factor in stimulating their decision 
to move. The ratings were then weighted and the set of factors rated 
the highest by the total sample was identified. These were then cross- 
tabulated by the population characteristics in order to ascertain any 
differentiation between sub-groups of the sample population. The 


results of this analysis are presented in Chapter 5. 
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The Search Procedure 
An attempt was made to determine the search procedure utilized by 
the respondents in order to find Lever the pattern of developed parcels 
reflected the sources of information available to potential residents. 
Data Sources and Methodology. The sources of data for this section 
were questions 9 through 13 of the questionnaire. The respondents 
were initially asked to indicate which sources of information they 
utilized in their search for a suitable acreage. They were then asked 
which source they utilized the most; the length of time it took them 
to find a suitable location; and the number of parcels they looked at 


before they found it. The results of these questions are presented in 


Chapter 5 in the form of frequency tables. 


Factors Considered in the Selection of a Site 

The purpose of this section was to identify the factors which attract 
the migrant to a specific site. What are families looking for in their 
search for the site of their new home? The primary reasons for asking 
this was to determine if the existing supply of country residential par- 
cels reflects the aspirations of potential residents or if it is a result 
of the perceptions of developers or, possibly, planning agencies. 

Data Sources and Methodology. The source of the data for this section 
was question 14 of the questionnaire which was comprised of a list of 
social, economic, family, and environmental factors which have been 
identified in the literature as being major determinants in the selection 


of residential sites in the urban fringe and shadow zones. The respondents 
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were requested to rate the importance of each of the factors in their 
evaluation of the sites they selected. The ratings of the factors were 
assigned weights and the set considered the most important by the total 
sample was identified. These factors were then cross-tabulated with 

the population characteristics in order to ascertain any differentiation 
between sub-groups of the sample ete Gar The results of this 


‘analysis are presented in Chapter 5. 


The Questionnaire Survey 

The questionnaire was constructed during the summer. of 1973. A 
pilot survey was conducted among a sample of 15 country residents, 
and the questionnaire was then redesigned in part. A total of 268 
questionnaires were then distributed throughout the study area. This 
represented 15.4 percent of the total number of occupied country 
residences (1,776) as determined by the survey of tax assessment forms 
and building permits. One hundred and fifty-one questionnaires were 
returned in completed form. This was a response of 55 percent and 
represented 8.5 percent of the population. Only country residences situ- 
ated on parcels from one to twenty acres were included in the survey. 

The sample was stratified according to the age of the subdivision, 
the number of developed parcels contained in it, and its location. An 
attempt was made to represent the total study area in direct relation to 
the number of occupied country residences; consequently, the most 
concentrated areas of deveiopment received the greatest number of ques- 


tiopnaires (Table 2.:1).: 
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Table 2.1 


Distribution of Questionnaires 
by Municipality 
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County of Parkland 66 24.62 41 Sys S) 662 
County of Leduc PAA 7.08 13 Sez 61.90 
M.D. of Sturgeon 28 10.44 18 11.4 64.80 


Total 268 100.00 158 100.0 


Note: Seven questionnaires were returned incomplete. 


Source: Country Residential Survey, 1973 


The spatial distribution of the survey sample is illustrated in 
Figure 2.5. A response approximately equal in proportion to the number 
of questionnaires distributed was received from each municipality. The 
spatial distribution of responses as shown in Figure 2.6 illustrates 
that with the exception of the extreme western part of the study area all 
major concentrations of country residential development were presented 
in the survey. 

Method of Distribution. The questionnaires were distributed by 


hand to randomly selected individual households located within selected 
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acreage subdivisions. This survey was conducted in this manner for 
several reasons. First, because of the manner in which the actual 
subdivisions included in the sample were chosen only the number of 
occupied households in each area was known; therefore, it was impossible 
to pre-select those to be included in the sample. Second, no mailing 
address or telephone number was available as the names of the residents 
remained coon Third, copies of registered plans which show the 
block and lot numbers of the individual parcels were not available for 
all subdivisions in the sample; therefore, a pre-distribution random 
selection of developed parcels could not be carried out. 

When possible, the questionnaires were given to those households 
which upon solicitation indicated that they would be willing to take 
part in the study. In cases where at least one occupant of the house- 
hold was at home when the questionnaire was distributed, verbal instruction 
that it was to be completed by the head of the household was given. In 
those cases where there was no one at home at the time of distribution a 
note was attached which contained this instruction. A covering letter 
and a stamped self-addressed envelope were also included with each 
questionnaire (see copy of questionnaire, Appendix I). 

Method of Analysis. The methods used to analyze the returned ques- 
tionnaires are three fold. First, frequency distributions of all 
the variables in the questionnaire were developed. Simple statistical 
tables were constructed from these and were used to present a considerable 
amount of purely descriptive information. Secondly, in the case of the 


more complex motivational questions 7, 8, and 14 where the respondents 
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were asked to indicate the importance of a selected number of variables, 
an attempt was made to combine the ratings of individual respondents 
into an overall measure of the considerations which were most important 
to the respondents as a group. Unfortunately, the respondents were 
not asked to rank the variables in order of importance; consequently, 
rank correlations between sub-areas could not be calculated. The method 
used was to construct frequency distributions for all the variables, 
and then to rank them in order of the frequency of response for (a) very 
amportant, (b) important, and (c) a combination (a) and (b). This 
was to determine which variables were important to the group as a whole. 
Third, an effort was made to look for associations between particular 
household and family characteristics and the factors expressed as impor- 
tant by the respondents. In order to test for relationships, cross- 
tabulations among alternative sets of variables (two variables at 
one time) were calculated. This was done to determine what relation- 
ships existed between the characteristics of the households and the 
answers given by the respondents. Chi square values were calculated 
and were considered significant at the .05 level of significance. 

The summary and results of the analysis of this section are 


presented in Chapter 5. 
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Chapter 3 


THE SUBDIVISION AND DEVELOPMENT OF LAND FOR 
COUNTRY RESIDENTIAL PURPOSES 


This section is concerned with assessing the extent to which land in 
Edmonton's peripheral area is being converted from an agricultural ace or 
a natural state to an essentially urban-oriented, country residential use. 
Attention is directed toward measuring the extent to which both the sub- 


division and the development of land for country residential and related 


purposes has occurred through space and time. 


The number of parcels subdivided throughout the study area has con- 
tinually outpaced the number required for immediate development. Two 
sources of demand are evident; speculative demand, in which case the lot 
purchaser has no intention of building in the near future, and actual 
demand, in which case the lot purchaser has intent on building in the near 
future. No attempt is made in this study to determine the number of 
lots used for purely speculative purposes. Two major periods of sub- 
division and development activity in the Edmonton area are readily 
discernible; that which occurred prior to 1968 and that which has 


occurred since that time. 


SUBDIVISION AND DEVELOPMENT PRIOR TO 1968 


Prior to the mid-1950s the supply of land available for small acreage 
residential development stemmed largely from a number of subdivisions 
remnant of the 1908 to 1912 ‘land boom' that prevailed throughout the 


Edmonton area. During. this period large tracts of land were subdivided and 
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registered for speculative purposes. The subdivisions, most of which were 
totally undeveloped, extended for several miles outward from the city ina 


concentric pattern. When the 'land boom' subsided, many of the subdivisions 


were cancelled; those that were not provided Edmonton with a ready supply 
of land, sufficient to handle its growth for the next fifty years. With 
the passage of time most of these old subdivisions have become incorporated 
into the city and have undergone extensive replotting schemes to transform 
them into new residential and industrial subdivisions. Some, however, 
still remain outside the city's political boundary. These are located in 
close proximity to the north and west boundary of the city in the Neeipal 
District of Sturgeon and the County of Parkland. These parceis, 84 in total, 
comprised virtually the total supply of small acreage parcels available for 
development in the study area prior to TS sery 

Initially, these parcels were intended to be used for solely residential 
purposes, but the majority of them were developed as small scale agricultural 
holdings. In these cases, several small ‘urban sized' lots have been com- 
bined to form larger parcels averaging approximately five acres in size. 


These parcels remained unoccupied until the 1930s, at which time some devel- 


2 : 
opment began in what is now the County of Strathcona. It continued spo- 


1inis figure represents only those subdivisions located within the 
boundaries of the study area as defined in Chapter 2. It does not include 
any subdivisions located within the present (1972) area of the City of 
Edmonton. The actual number of parcels available for development during 
this period was likely considerably larger. 


aie names and boundaries of Municipal Authorities in the study area 
have changed considerably through time. To avoid confusion, the current 
name of the municipality will be used in all cases. 
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radically throughout the 1930s, but halted when larger agricultural parcels 
of 20 to 40 acres were subdivided during the 1940s and early 1950s. Develop- 


ment on these parcels has resumed in recent years with a number of building 
starts located on them during the late 1960s and early 1970s. New homes 
have thus been constructed in close proximity to houses some forty years of 
age. The older dwellings were of poor construction, many have deteriorated 
considerab]. 

Prior 1253 both the supply and the demand for small acreage parcels 
was maintaine’ at a low level. By the end of 1952, 165 parcels out of a 
total of 258 were developed (63.5 percent). The majority of these were 
located in areas adjacent to the present city boundary. In 1953-54, the 
demand for small acreage agricultural holdings near the city increased sub- 
stantially, primarily because of the willingness of the Department of 
Veterans' Affairs to assist war veterans to settle in rural areas as full 
or part-time farmers. Financial assistance in the form of long term, low 
interest loans was provided under the Veterans' Land Act 1942. Although the 
Act set no minimum size for a property intended for full-time farming, other 
than stating that "it must be large enough to be considered a potential 
economic unit for the type of activity contemplated," the Act did set the 
following minimum size requirements for small holdings to be used for 
part-time farming (Department of Veterans' Affairs, 1955, p. 9): 

A serail holding must consist of a minimum of two acres where 
the value cf land and the cost of a suitable water supply is in 


excess of $500.00 per acre; or three acres if it is $500.00 or 
less. 


Land values in the Rdmonton area at that time fell into the latter category; 
consequently, the winimum size for small holdings that would qualify for 
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In 1953 subdivision activity began to increase and 71 parcels of land, 
averaging slightly over three acres each, were registered in the County 
of Strathcona. These were situated five to eight miles distant from the 
then city limits. At that time Strathcona was actively encouraging 
residential subdivision and had been supporting proposals for the 
establishment of a 'satellite' community within the municipality since 
January, 1951. The three acre small holdings subdivisions were concen- 
trated in the vicinity of this proposed townsite which eventually evolved 
into the hamlet of Sherwood eer (see Figure 3.1). This general area 
was to remain the major concentration of subdivision activity in the 
Edmonton area until the early 1970s (see Figure 3.2). Increased subdivision 
activity during the mid-1950s was also experienced in other parts of the 
study area, but no other major areas of concentration were readily 
discernible. 

While most of the land subdivided prior to 1965 was, at least 
initially, intended for small scale agricultural production, there were 
a number of parcels created solely for residential purposes. The majority 
of these were located adjacent to the north Saskatchewan River valley 


southwest from the city and along the Sturgeon River north and west of 


prion to the 1967 revision of the Subdivision and Transfer Regulations, 
subdivisions of three to twenty acres in size were considered to be 
agricultural and were labeled ~- small holdings. This category was changed 
to - country residential 'b' - in the 1967 revision as it became apparent 
that parcels of this size did not constitute viable agricultural units. 
For a more detailed discussion of the regulations see Chapter 4. 
Strathcona supported the development of the Sherwood Park townsite 
in order to increase the residential population of the municipality. 
This was largely to thwart annexation proposals put forth by the Caley 
of Edmonton concerning the industrial area situated in the northwestern 
section of the municipality (see Plate 3.1). 
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Figure 3.2 
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Edmonton, between the city and the Town of St. Albert. These ‘country 
estate' parcels averaged slightly over an acre in size and were subject 

to a number of stringent development restrictions (see Chapter 4 for 
additional information). These restrictions were the basis upon which a 
number of applications to subdivide were refused during the mid-1950s 
(Edmonton District Planning Commission Annual Reports, 4 through 8). 

This was particularly evident where amendments to the preliminary district 
plan had to be effected as a prerequisite to subdivision ppprovall). 

Since most of the parcels were considered to be agricultural, they 
were generally located on land with a high capability for fer ea leu ome 
This was especially true in the municipalities of Sturgeon and Leduc. 

Most Be the intensive 'cluster type’ subdivisions (containing 16 or more 
parcels) in the municipalities of Strathcona and Parkland were con- 
centrated in those areas which contained the highest quality agricultural 
land. These parcels did not prove to be viable agricultural units, 

a fact that was recognized by the District Planning Commission as early as 
1954.° Consequently, the majority of them have been developed solely as 
country residences. There is very little evidence to indicate that any 


significant commercial form of agricultural enterprise, outside of the 


A see discussion on country residential policy and regulations, Chapter 4. 


ereindee land with an agricultural soil capability rating of 1 to 
3 as determined by the Canada Land Inventory. 


prior to 1963 the Edmonton Regional Planning Commission was called 
the Edmonton District Planning Commission. 
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Tables 3.1 


Percentage of Parcels Developed by Munici- 
pality and Year, 1960 to 1973 


County of County of Me Da Ot County of Total 
Year Strathcona Parkland Sturgeon Leduc Study Area 
1960 70.08 a3 59 1 B5ao3 40.51 58.27 
istoul 59523 PR BA! 50.00 41.36 50,62 
1962 ely, 262005 57.14 33.92 5b. 9S 
1963 63.46 26.22 Glos 39.63 D2 
1964 64.48 28.76 58.41 40.76 54.54 
1965 66.80 29.94 56007 40.00 55.20 
1966 G9.32 29.44 56.48 3322 55.60 
1967 2.30 20.87 56.25 39.88 58 .08 
1968 71.24 24.84 60.50 33302 56.51 
L969 64.11 24.54 46.06 378i SORO2 
1970 Bice) 2058 2 34.05 42.32 49.35 
LOFL 5298 Ua ey 337423 33.94 38.65 
LO72 Sie 20 Pe een Be SESH) est. SiS) Al .97 
1973 51.09 29.48 39.15 "43.83 42.69 
Average, 
1969-1973 62.95 26.93 50.05 S98 59 50.83 


Source: Author's compilation of land assessment and building permit data, 


Edmonton Regional Planning Commission Annual Reports. 
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occaSional fur farm or nursery, has ever been conducted on these parcels. 

In 1953 approximately 73 percent of the parcels available for develop- 
ment throughout the study area were occupied. By 1960 this figure had 
dropped to 58 percent as subdivision activity during the late 1950s 
exceeded development by a considerable eee This continued until 1962 
at which time subdivision activity diminished in intensity and was exceeded 
by development (see Table 3eie This trend continued throughout the study 
area through 1968 with only slight annual gains occurring in the total 
percentage of parcels occupied. 

As is evident in Tables 3.1 and 3.2 the rate of development varied 
significantly among the four municipalities with the County of Parkland 
consistently lagging far behind the others. The County of Strathcona, 
on the other hand, consistently rated the highest in terms of the per- 
centage of parcels occupied. As was the case with subdivision activity, most 
of the country residential dwelling starts which occurred during this 
pariod were concentrated near Sherwood Park in the County of Strathcona. 

This concentration is illustrated in Figure 3.3. Although it illustrates 
development up to 1973, many of the dwelling starts represented in the figure 
were completed prior to 1967 (Table 3.3). During the early 1960s, fewer 


subdivisions were approved in this area on cultivated land of high agri- 


The statistics used in this section were derived from three major 
sources: registered plans of subdivision; building permits; and tax assess- 
ment. The data were collected from the files of the Tax Assessment Officers 
and the Development Control Offices (where applicable) of the four munici- 
palities in the study area. 


Si ntensity is measured in terms of percentage annual increase. 
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Table 3.3 


Percentage of Parcels Developed by 
Year Subdivided, 1953-1972 


YEAR DEVELOPED 
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% 63 M63 W3et 5.73) /83.27 |2s45 | 2045 4.09 | 5.73 
~ 
64 5.30 | 7.07 5.30 13.27 | 7.07 | 9.73 ESS 53 
' 
65 7.01 | 8.77 |7.0 26 fLo.52 | 3.50 | 2.63 | 2.63 
4 1 ee 
ie T 
66 7.14 $1.22 6.12 |6.12 |6.12 } 1.02 
“<l -+ 2 
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68 8.53 f3.27 9.47 79 
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69 | 7.50 24.02 41.06 
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Source: Field Survey, 1973. 
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cultural capability. Plate 3.1 is an aerial photograph of the Sherwood 
Park area taken in 1962. It is evident from this that early subdivisions 
dated 1954 and 1955 were located on land which had been cultivated; however, 
by 1961 land in the Cooking Lake moraine immediately south and east of 
Sherwood Park became the area of subdivision concentration. These 
subdivisions, although Reese, stern ead were intended solely 
for residential purposes. The soils capability for agriculture was low 
whereas the topography and vegetative cover was conducive to residential 
development. Plate 3.2, taken in 1973, reveals that very little additional 
cultivated land was subdivided sare 1962. The difference in density 
between the urban residential subdivisions of Sherwood Park and its sur- 
rounding country residential subdivisions is graphically portrayed in 
the two plates. 

The only other part of the study area experiencing concentrated 
development at that time was the bank of the North Saskatchewan where a 


number of high density small acreage (one and one-half acre parcels) 


Purne entire study area was glaciated, resulting in prominent glacial 
moraine, major past glacial lacustrine plains and scattered post glacial 
sand dune regions. Elevations range from 2600 feet in the morainic region 
in the northwest to 1900 feet in the northeastern part of the North Saska- 
tchewan River valley. 
There are two major topographic regions in the area. South of the 
North Saskatchewan River is the Cooking Lake moraine which constitutes 
the eastern half of the area. This region is undulating to hilly with 
mainly knob and kettle topography. Several large lakes such as Miquelon 
and Cooking serve as internal drainage basins. The western half of the 
area is a lacustrine plain of level to gentle rolling topography and 
contains many shallow depressions. Many intermittent water courses cross this 
part of the area which is interspaced with sloughs, marshes, and pothole ponds. 
The open cultivated parkland which covers most of the area is 
dotted with groves of trembling aspen. The Cooking Lake moraine is the 
only significant woodland in the area." (Canada Land Inventory, Land 
Capability for Recreation, 1972). 
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subdivisions were alone. These subdivisions were strictly residential 
and contained dwellings which were generally larger and of higher quality 
than those in the other areas. Furthermore, few, if any, dwellings were 
allowed to be moved onto these properties, a practice that was not uncommon 
elsewhere. 

The development of existing Connon residential subdivisions continued 
to outpace the creation of new parcels through the mid-'60s. In 1967 the 
percentage of parcels developed reached a high of 58 percent, the highest 
level achieved since 1960 and unequalled since (Table 3.1). The pete anaae 
of developed parcels varied considerably throughout the study area with the 
County of Strathcona ranking highest with a percentage of occupancy of 72 
percent (Table 3.1). 

Strathcona remained the major area of both subdivision and development 
until 1968, though both Parkland and Sturgeon experienced larger annual per- 
centage increases (Table 3.2; Figure 3.1; Figure 3.2). By 1968 a new area 
of subdivision concentration became evident in the County of Parkland. This 
area, referred to as Township 51-26, is situated on an environmentally 
sensitive sand dune area southwest of Edmonton. The dunes are quite closely 
spaced with small lakes or sloughs frequently occupying interdunal areas. 
The terrain is quite heavily wooded and is generally comprised of soils with 


low ratings for agricultural productivity (E.R.P.C. 1974, p. 15). The 


ota of these subdivisions were annexed to the City in 1972 hence 


they are not included in this study. 
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surface topography of the area was attractive, the access to Edmonton was 
excellent, the land was inexpensive, and very little was cultivated. In 
view of this, developers faced little opposition from political and planning 
agencies in their efforts to subdivide in the area. In 1970, Parkland 
experienced a 55 percent increase in the total number of registered country 
residential parcels. Of the 335 parcels concerned, 192 (57 percent) were 
located in Township 51-26. 

While subdivision activity in Parkland was taking place at an increasingly 

/ 

rapid pace, development was not. Parkland has consistently Paced ogee 
in terms of the percentage of its total supply of parcels that have been 
developed and occupied (Table 3.1), averaging only 27 percent since 1953. 
This is compared to 63 percent in Strathcona, 50 percent in Sturgeon, and 40 
percent in Leduc. 

The degree to which development occurred prior to 1973 is illustrated 
in Figure 3.3. The concentration of development in Strathcona is readily 
evident as is the lack of development in Parkland where only a small number 
of subdivisions were greater than 50 percent developed. In general, it is 
evident that subdivisions located PE curar ire scenic areas or within 
1.5 miles of a major highway developed most rapidly. The areal extent of 
subdivision activity was determined prior to 1965. Most of the subdivisions 
approved since then (to 1968) have served to 'fill in' this area. The major 
exception is a number of low density 40 acre parcels created and developed 


in the Cooking Lake Moraine between Sherwood Park and Elk Island Park, 
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SUBDIVISION AND DEVELOPMENT POST 1968 


The County of Parkland 

The County of Parkland became the most prominent area of subdivision 
after 1968. In 1971, an increase of 64 percent occurred. Thus, the actual 
number of country residential parcels was doubled in less than two years. 

The majority of this activity was concentrated in Township 51-26. The 
extent of this subdivision and the rapidity with which it has taken place 
is illustrated in Plates 3.3 and 3.4. Plate 3.3 is an aerial photograph 
of the northwestern portion of the Township in 1967. At that time only 
one quarter section in the area covered by the photograph had been sub- 
divided and this had not undergone any noticeable development. By the time 
Plate 3.4 had been taken in 1973, an additional 14 quarter sections had 
been subdivided into country residential parcels. Only one of these sub- 
divisions have undergone 75 percent or more development; all of the rest are 
considerably lower than 57 percent (Figure 3.3). By the end of 1972, Town- 
ship 51-26 was the most intensively subdivided Township in the entire study 
area (excluding the Hamlet of Sherwood Park) with a total of 726 country 
residential parcels compared with a total of 613 in the Township near 
Sherwood Park. Up to and including 1973, the total area of land subdivided 
for country residential purposes was 6,667 acres, approximately 29 vercent 
of the Township's total area. The parcels ranged in size from one acre to 
greater than twenty acres with 59 percent being in the three to five acre 
size category. Prior to 1968, not one parcel in this size category had been 
registered (E.R.P.C., 1974). 


Subdivision activity in the county peaked in 1971. In 1972, the 
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percentage increase in parcels created was down almost 44 percent from that 
of the previous year. Development,on the other hand, increased substantially 
and surpassed subdivision by a considerable margin (Table 3.2). Figure 3.4 
represents the cumulative totals of both subdivision and development. The 
intensive subdivision activity which occurred in the county from 1967 to 

1971 is readily observable. The reduction inthe slope from 1972 to 1973 
suggests that subdivision was levelling off and that although the number of 
parcels being created was increasing, it was increasing at a decreasing 

rate (see Table 3.2). 

The percentage increase in construction starts did not level off; 
rather, it increased substantially over the same period of time. The 
ee the lines on Figure 3.4 suggests that subdivision and develop- 
ment have occurred at similar rates but with considerable laq. This lag 
has shortened considerably in recent years. In 1970 only the supply of 
lots available in 1961 had been developed. By 1973 the 1969 supply of 
lots was consumed. If this trend continues, less than a four year supply 


Of vacant lors Exists. 


The County of Strathcona 

A similar trend occurred in Strathcona prior to 1967, but subdivision 
activity increased at a faster rate than did development. As was the case 
with Parkland, the rate of subdivision increase declined from 1971 while 
the average rate of change for building starts had increased slightly (see 
Figure 3.5). During this period parcel creation increased at an average rate 
of 22 percent while construction starts increased at a rate of 18 percent. 


The 1967 to 1970 figures for the two areas were 15 percent and 9.5 percent 
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Figure 3.4 Cumulative Total of Parcels Created and Developed for Country 


to 1973: County of 
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Figure 3.5 Cumulative Total of Parcels Created and Developed for Country 


Residential Purposes to 1973: County of Strathcona 
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respectively. Subdivision activity in Strathcona is increasing at a 
greater rate than is development though the discrepancy between the two 
has diminished through time. The time lag between subdivision and 
development has remained relatively constant (approximately four 


years) over time, although it has shortened slightly in recent years. 


The Municipal District of Sturgeon 

Although not as pronounced, recent trends in the M.D. of Sturgeon 
was Similar to those experienced in Parkland. Figure 3.6 illustrates 
that the rate at which parcel creation has increased has declined while 
the rate of increase in development has risen. As was the case with 
Parkiand a slight tendency toward convergence has occurred in the 
last few years, though it is not as pronounced. Over an extended period 
the lines in Figure 3.6 representing parcel creation and development have 
roughly paralleled one another; an indication that the two activities 
are proceeding at much the same rate but with a considerable time lag. 
This has shortened considerably in recent years. The 1960 supply 
of lots was not used up until 1968-69, however, the 1969 supply was 
almost entirely consumed in 1973. This indicates that development is 
"catching up' to subdivision as less than a five year supply of lots 


remained. 


The County of Leduc 
The County of Leduc, like the other three municipalities in the 
study area, experienced a surge of subdivision activity from 1968 through 


1970. During this period the number of parcels created in the county 
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Figure 3.6 Cumulative Total of Parcels Created and Developed for Country 


Residential Purposes to 1973: M.D. of Sturgeon 


Pre 1968 Post 1968 
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increased at an average annual rate of 22 percent. In the 1971 to 1973 
period this has levelled off to an annual increase of 17.5 percent. Thus 
Leduc experienced a decline in the rate at which subdivision took 
place. Although numerically more parcels were being created, the rate 
at which they were being created was decreasing (see Figure 3.7). 
Development in the 1967 to 1970 period increased at a rate of 11 per- 
cent annually, considerably lower than that of parcel creation. However, 
during the 1971 to 1973 time frame, the average rate of development 
increased to 23 percent and surpassed subdivision by an average annual 
rate of 5.8 percent. Thus, the County of Leduc has followed the trend 
towards convergence evidenced in the County of Parkland and the M.D. 


of Sturgeon (see Figure 3.7). 


The Total Study Area 

In recent years, subdivision activity throughout the study area 
has increased at a slower rate than development though more parcels 
were still being created than developed (see Figure 3.8). 

Convergence is occurring but very slowly. Furthermore, there is 
little evidence to support the contention that the trend is a long term 
one; rather, the opposite is true. Based on past trends, as illustrated 
in Table 3.1, a re-occurrence of intensive subdivision activity is 
likely. The amount of subdivision that will be allowed to take place 
in the future depends on a host of institutional, social, economic, and 
environmental factors which can undergo sudden violent change; therefore, 


any prediction for either future subdivision or development based 


Se te le ae Hist ‘tan ‘ne te 


whe: Pd piatsad hah Gait aia a Below: 


wie Pes wo be Sood ‘esi 


ese Bay aby a Sk pate many ny ry ‘i Vato zy) j a eee ise re dite aii is Salk sind Fa 


| ‘ a) ee Ayes * 
fy henge Pann 
‘y Vang 2 NS " ema ag en 


sot rich ba Bind Roeternd Haft md » ose 


wipe ie, a iter ond aera 


hy 


hasty tact “ae Dade ae va, “ rN (ed RRR cot | 
or SRI ith we ih nt one 


(a v 


es hv toe ta wey oe at 


0 i ie pe ieee fiw Mr tain 
) ity ns od Dh dabei a Riad guia fries: cn ie - 
7 foe 


at 


“ava i ‘tie hte siya! a a mh aie ino i" 


Mig eh) hile ca lie powik if ea ‘soit “ay é ui, if sted ON 
ee on 
ay i Lk ne oe sii ih hh pate oe phat 
F a, Py we xf ek i : nine ‘id me fi 
ean Les holly al ie ae faa wi ah babe ‘Mh nee O ca ‘am ‘aves won weed wild : 
Mitihstas. | sagt i x ‘ee dt Sis ifr ote pl tis vile ey Th, a rand vitae, 
et. vert Bi vil din iets ‘seam hibndanty sional ‘oes hi ea: 0 7. cM 39 bP tee OR 
a a) a f - , it od i vem nent AR ae 
' ‘ ‘ p 
2 5 \ y 


Parcels 


Number of 


7960 
6000 


5000 


4000 


3000 


2000 


1000 
900 
800 


700 
600 


500 


400 


100 
90 
80 


70 
60 
50 


40 


30 


20 


Figure 3.7 Cumulative Total of Parcels Created and Developed for Country 
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Figure 3.8 Cumulative Total of Parcels Created and Developed for Country 
Total Study Area 
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solely on past trends is likely to be most inaccurate, unreliable, and 


of little practical value. 


DEVELOPMENT LAG 


Throughout the study area the rate at which development has 
occurred has been considerably lower than the rate of subdivision. This 
has resulted in the creation of a large surplus of parcels which may 
sit idle or vacant for years. This lag in development is not the 
result of a short term adjustment in supply and demand, but rather 
gross inefficiency in resource allocation. 

The extended period of time which lapses from the date that parcels 
are created to that when they are developed is illustrated in Table 3.3. 
It is evident that most development occurs within six years of date 
of registry and that infilling of the remainder may take years to 
complete. Furthermore, it is unlikely that some lots may ever be 
developed because of building contraints and so on. The table does 
show that an oversupply ee lots exists throughout the study area. This 
is particularly true in the County of Parkland where only 29.5 percent 
of the total lots available are developed (Table 3.3). This oversupply 
has, however, continually diminished as the time lag between sub- 


division and development has become considerably shorter in recent years. 


Te Summary data obtained from the Edmonton Regional Planning Commission 
for 1974 and 1975 demonstrates that the trend toward convergence evident 
in 1971 and 1972 has continued in the Counties of Parkland and Strathcona, 
however, parcel creation has outpaced parcel development in Sturgeon and 
Leduc by a considerable margin. 
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Chapter 4 


INSTITUTIONAL AND PHYSICAL FACTORS 


In every time and place, the control of land has been of 
great importance to mankind. From early times down to the 
present, people have claimed land for use in the raising and 
harvesting of food, timber and game, for the extraction of 
minerals, and for the "home territory" of individuals or groups. 
As modern economics have developed, land has become a store- 
house of wealth, and its ownership a source of social, political 
and economic power. Land, and improvement to land, is routinely 
bought, sold, traded leased, taxed and mortgaged. Each of 
these transactions can routinely occur because an identifiable 
set of property rights is transferred, or property rights are 
altered in a predictable way. Under these circumstances it 
comes aS no Surprise that people generally feel very strongly 
about any changes in the ‘bundle of rights' associated with 
land ownership. 

Property owners have tended to believe that property rights 
are absolute and unchanging - that "a man's home is his castle", 
and the courts have generally agreed. This relatively simple 
principle would probably provide an adequate basis for decision- 
making on the use of the land if the owner(s) were the only 
person(s) affected by the way in which each ownership tract is 
used. Experience has shown this not to be the case. Spillovers 
occur between adjacent property owners and between countries, 
provinces (sic), and regions of our country. The characteris- 
tics that make land important to man assure that decisions about 
its use will have impact on all persons in a modern economy 
(Cormkusker Economics, June 4, 1975). 


The intent of this chapter is to identify institutional, environmen- 
tal, and economic factors which influence both the pattern and rate of 
the subdivision and development of land for country residential purposes in 


the Edmonton area. 


INSTITUTIONAL FACTORS 


This section identifies the degree to which the three levels of 


government and their agencies are empowered to control or influence land 
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use with respect to country residential development. This analysis is 
concerned with the description and interpretation of relevant legislation 
and policy. 

This section is presented in three parts. Part One discusses 
legislation peculiar to subdivision and development in a provincial 
perspective. In Part Two the specific policies of local planning 
agencies toward country residential development are determined. Part 
Three concludes this section by providing insight into the empirical 


workings of these institutions. 


PART ONE: SOURCES OF LEGISLATIVE AUTHORITY 


Provincial. regulation of land use is extremely diversified as the 
enabling legislation of virtually every land~-related government depaxrt- 
ment authorizes regulations pertaining to land use. A number of these 
legislative statutes are listed below: 

- The County Act 

- The Alberta Government Act 

- The Ground Water Control Act 

- The Land Titles Act 

- The Local Authorities Board Act 

- The Municipal Government Act 

~ The Planning Act 

- The Public Highways Act 

- The Public Lands Act 


- The Department of Environment Act 
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Through each of the above statutes, some agency or agencies has or have 
been vested with the power to effect a degree of control over specific land 
uses. Although each document may deal with a variety of uses, The 
Planning Act, is the major instrument employed for matters related to 


country residential subdivision and development. 


The Planning Act 

The Planning Act was first drafted in 1913. Since enactment it has 
undergone eight major revisions. These took place in 1922, 1928, 1929, 
1942, 1948, 1953, 1963, and 1970. The stated purpose of the Act is 
(Planning Act ,) RoS.Al) 1970, 3c. 9276, Section 3): 

....to provide means whereby plans and related measures may 

be prepared and adopted to achieve the orderly and economical 

development of land within the Province without infringing 

on the rights of individuals except to the extent that it is 

necessary for the greater public interest. 

In structuring The Planning Act, the Provincial Government has made pro- 
vision for the planning function to be legally conducted at three differ- 
ent levels, (1) the provincial, (2) the regional level, and (3) the 

local or municipal level. The Act makes provision for the establishment 
of planning agencies at each level mon responsibility for implementing 
the legislation. 

At the provincial level the act has created the Provincial Planning 
Board. At the regional level the planning agencies are the Regional 
Planning Commissions, and at the local level, the Act makes provision 
for Municipal Planning Commissions. In areas where commissions are not 


established some of the duties are assumed by the Municipal Council 


of an appointed officer. 
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The Provincial Planning Board 
The Provincial Planning Board is an appointed non-political body 

composed of senior civil servants who devote time to the Board in 
addition to their regular duties. At the present time, the Board is 
composed of 15 members representing the following land-related government 
departments; 

Alberta Municipal Affairs - 3 members 

Alberta Transportation - 3 members 

Alberta Environment - 2 members 

Alberta Energy and Natural Resources - 3 members 

Alberta Agriculture - 2 members 

Alberta Education - 1 member 

Alberta Parks and Wildlife - 1 member 
The functions of the Provincial Planning Board, as it relates to country 
residential development, as as follows (Planning Act, R.S.A. 1970, ¢c. 276, 
Section 6): 


(1) assists Regional Planning Commissions in the coordination of 
their activities. 


(2) decides appeals from decisions of the Regional Planning 
Commissions respecting amendments to regional plans. 


(3) decides appeals on applications to subdivide from the 
Regional Planning Commissions. 
The Regional Planning Commission 
The Regional Planning Commissions are composed of representatives 
from each municipality in the regional planning area. These representa- 


tives are appointed by the local council. Membership of the commission 
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is determined by the Minister of Municipal Affairs. Members representing 
the Province on the commissions are appointed by the Provincial Planning 
Board, and represent such government departments as Agriculture, 
Education, Transportation, Environment, and Business Development and 
Tourism. 

The functions of the Regional Planning Commissions as they relate 
to country residential development are as follows (elannt ns en ReS. A. 
USO, G5 AVR Saciane 1) 6 

(1) prepare a regional plan for the commission area 

(2) prepare a preliminary regional plan for the purpose 

of controlling development during the period of preparation 


of the regional plan 


(3) advise and assist municipal councils on matters pertaining 
to planning 


(4) when requested, prepares and recommends to the council of 
a municipality represented on the commission: 


(a) a development control by-law; 
(b) a zoning by-law; 


(c) a development scheme. 


(5) acts as the subdivision approval authority for the commission 
area 


The chief source of power for ee implementation of regional plans 
and development control exercised by the planning commissions is that 
of subdivision approval. The commissions are empowered to approve an 
application to subdivide only when it conforms to the conditions 
specified in The Subdivision and Transfer Regulation, pursuant to the 


Planning Act, and with the provisions of any regional plan or preliminary 
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regional plan that is in effect (Planning Act, R.S.A. 1970, c. 276, 
Section 14(e)). 

The Edmonton Regional Planning Commission. The Edmonton Regional 
Planning Commission (originally named The Edmonton District Planning 
Commission) was established in June, 1950. It originally comprised 
the area of the City of Edmonton; the Towns of Beverly, Jasper Place, 
Morinville, Devon, Fort Saskatchewan, and St. Albert; the Municipal 
Districts of Morinville, Leduc, Sturgeon, and Stony Plan and representa- 
tives from the provincial departments of Public Works, Municipal Affairs, 
and Education (E.D.P.C. Annual Report 1951-52). Since that time the 
composition of the Commission has changed Peneidecanin As the 
poRulation of many small centres in the Commission area increased, its 
membership grew at a corresponding rate. Figure 4.1 illustrates the 
size of the Commission area in 1972. The present composition of the 
Commission is as follows: 

CDEC eae Edmonton - 3 members 


(2) Five members from the rural municipalities; one from each 
county and municipal district 


(3) Nine members from towns - Devon, Dryaton Valley, Fort 
Saskatchewan, Leduc, Morinville, St. Albert, Stony Plain, 
Spruce Grove. 


(4) One member representing summer villages in the planning area. 
(5) Two non-elected members. 
(6) Five members from the provincial departments of Agriculture, 


Education, Transportation, Environment, Business Development 
and Tourism. 
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Municipal Councils 


The functions of the municipal councils as they relate to country 
residential subdivisten are (Planning Act, R.«S<-A. 1970, c. 276, Sections 
va to/l42, Municipal scovernment Act, RsS.A. 1970, c. 246)’: 

(1) adopt general plan 

(2) pass a development control and/or zoning by-law 

(3) hear appeals from decisions of the Development Control Officer, 

or from the secretary-treasurer of the municipality who handles 
applications for development permits. 
Deve tOpiien e. OL ECE 

In some municipal eae ores (Counties of Leduc, Strathcona, 
Parkland) the councils have appointed Development Officers to receive 
and decide applications for development permits (Planning Act, R.S.A. 


L970) 8. 2/oy, Section 105). 


PART TWO: INSTITUTIONAL CONTROLS 


Regional Planning in the Edmonton Area 

The primary function of the Edmonton Regional Planning Commission is 
to prepare a regional plan for the regional planning area which is to 
include (Planning Act, R.S.A. 19707 (Ce 2/6, (Section 69 (c).)': 


(1) a map showing the division of all or part of the land in the 
regional planning area into areas of permitted land use classes 
or permitted densities of population ... 

(2) a schedule prescribing the uses of lands ..., within each 


Tee ant ae ert a 
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ls relating to the provision of highways, public road- 
services, schools, parks, and recreation areas, and 
the reservation of land for these purposes. 
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At the present time only the Metropolitan Part of the Preliminary Regional 
Plan (see Figure 4.2) has been completed. The area covered comprises only 
a small portion of the study area, therefore, the commission has had 
to rely on local development control and its power of subdivision approval 
to regulate development throughout the remainder of the regional planning 
area. In its efforts to formulate a regional plan the commission has 
repeatedly set and altered its policy toward the subdivision and develop- 
ment of land for country residential purposes. 
Commission Policy Toward Country Residential Land Uses: An Historical 
Perspective 

In 1950, the Edmonton District Planning Commission recognized that 
the ce ma which required the most immediate attention was that adjacent 
to the city limits. A number of studies were conducted and an Outline 
General Plan for the Edmonton Metropolitan Area was completed in 1952. 
This plan consisted of five zones (E.D.P.C. Annual Report, 1952-53): 

(1) "A" zone greenbelt 

(2) "B" zone greenbelt 

(3) General urban 

(4) Central z2cne 

(5) Industrial zene 
Each of these zones was defined with pexmitted uses and conditions. As 
one of its permitted uses the "B" zone greenbelt included a "small holding, 
hamlet" category. Lands to be utilized for this purpose were subject 
to the following conditions (E.D.P.C. Annual Report, 1952-53, p.8): 


(1) Locations must be approved and be of limited and pre-determined 
Size. 
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(2) Subdivisions must be reasonably distant from other small 
holding hamlets. 


(3) Soil conditions must be suitable for development. 


(4) Subdivisions must be well set back from a highway. No individual 
holding may have direct access to a declared highway. 


(5) Parcels may be subdivided to a minimum size of two acres. 
These controls were far from restrictive and do not appear to have been 
stringently eeorccdes 

In early 1954, a preliminary study on small-holding development was 
presented to the Commission. It revealed that there had been a strong 
tendency for people to move Petes from the heavily populated areas of 
the city to locales beyond the city limits where gas and electricity 
were readily available (E.D.P.C. 1953-54). These central motivating 
factors were indentified: 


(1) a desire to live in a semi-rural area away from the 
"hustle and bustle' of the city; 


(2) a desire in the part of lower income families to supplement 
their income by engaging in minor agricultural pursuits. 


(3) a desire to take advantage of the tax differentials between 
rural and urban holdings. 


The report also indentified the willingness of the Department of 
Veterans' Affairs to assist war veterans in obtaining this type of parcel 
as being a significant element in the increased demand for small-holdings. 

The report also identified a number of potential problems which it 


was felt could arise if this type of development were allowed to continue 


1h detailed analysis of subdivisions created under these conditions 
was not feasible as many of them are now part of the built-up area of 
Edmonton. 
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without adequate control (E.D.P.C., 1953-54): 


(1) The necessity for the provision of additional school facilities 
in rural areas; 


(2) The possibility that random subdivision of cultivated farmland 
could result in the loss of some of the areas most productive 
agricultural land. 

(3) The establishment of small-holdings could present a weed 
problem particularily in cases where the majority of the 
owner's time is consumed with his employment elsewhere. 

(4) The fact that small-holdings are not synonymous with small 
farms and that there was little chance that a family could 
maintain itself on one without some other regular source of 
income. Dependence in the City or municipality for employment 
were therefore, unavoidable. 

The following questions pertaining to the future development of land 


for this use were also raised in the report (E.D.P.C., 1953-54): 


(1) What is the economic size of each parcel in each type of 
development? 


{2) Should there be an upper and lower limit on the number of parcels 
allowed in a subdivision? 


(3) What is the best design for a small-holding subdivision? 

Although the report's recommendations demonstrate little in the way 
of an in-depth analysis and appear to be based largely on intuitive judgement 
they did have a decided impact on the future structure of Commission 
policy. Shortly after the report was released, a committee was appointed 
to formulate a policy and to design regulations to guide the Commission's 
staff in the processing of applications to subdivide. In June, 1955, the 
following recommendations and conclusions were presented (E.D.P.C., 1955-56) : 


(1) A small-holding parcel shall not be less than three acres 
in size nor more than twenty acres in size. 
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(2) Small-holding parcels shall be grouped, on the basis of 
compatibility and soil requirements, into four types: 
(a) cultivating; 
(b) livestock; 
(c) fur farming; 


(ad) miscellaneous. 


Groups (a), (b), and (c) shall not be mixed into a single sub- 
division. 


(3) Small-holdings shall be located within approximately ten miles 
of the perimeter of the metropolitan area. 


(4) Each type of small-holding shall be located on suitable soil. 


(5) Small-holding subdivisions in the open country should contain 
at least forty but not more than eighty acres. 


(6) There should not be any upper or lower limit to the size of 
small-holdings on land immediately adjacent to traditional 


hamlets. 


(7) Tree-cover should be maintained to the greatest possible extent 
in cottage and country residential subdivisions. 


These recommendations were adopted by the Municipal Districts of Stony 
Plain and Morinville (the M.D.'s of Strathcona and Sturgeon had temporarily 
withdrawn from the Commission) and were implemented through interim 
development control by-laws and the Commission's power of subdivision 
approval. 

The regulations proved to be satisfactory in those parts of the 
planning area that did not experience rapid development; however, it was 
soon realized that they were deficient in areas in which a considerable 
concentration of development was taking place. This was particularily 
evident in Strathcona after it had rejoined the Commission. 


In 1956, the Commission's staff studied the problems of country 
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residential development with the objective of finding a means of 
accommodating the demand for country residence sites without creating 
the typical effects of uncontrolled fringe development such as ribbon 
development along highways, the fragmentation and waste of productive 
farmland and "disorderly and uneconomic sprawl." The following 
principles of location and subdivision design emerged out of this 
study (EVD... , 21957) 

(1) Country residential sites should be provided in groups 
at scenic locations only in areas accessible by all-weather 
roads and within convenient commuting distance from the City. 

(2) Country residential subdivisions should provide for one 
tier of lots of approximately one acre in size sited on 
the bank of a ravine or river with access roadways being 
located at the rear of the lots. These roads should be 
designed to follow the topography of the land thereby 
maintaining a rustic quality within the subdivision. 

(3) Building standards should be high; however, considerable 
freedom should be allowed in matters pertaining to dwelling 
size, style, and siting on individual lots. 

These recommendations were endorsed by the Commission in 1956 and had a 
considerable effect on development that was occurring at that time. The 
Commission appears to have made a distinction between two forms of 

country residential subdivision. One, labeled small-holdings, was thought 
of as an agricultural use. Under this classification subdivisions were 
allowed throughout the planning area and were subject to minimal restric~ 


tions. The other form of subdivision was considered to be strictly 


residential. Subdivisions proposed under this classification were quite 


zon the metropolitan area of Edmonton the choice area for development 
was the southwest, on the east and west banks of the North Saskatchewan 


River. 
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rigidly controlled and were allowed only in the areas identified on 
Figure 4.3. An example of the type of subdivision allowed under these 
regulations is presented in Figure 4.4. The lots in these subdivisions 
are quite small and when developed closely resemble some of the lower 
density large lot subdivisions in the City of Edmonton. 
In 1958, the Metropolitan part S the Preliminary Regional Plan 

was formally adopted by the Commission. The plan has since been 
amended and revised on four occasions. Initially the plan contained 
separate land use classifications for country residential uses and 
small-holdings which reflected a combination of the results and 
recommendations of the earlier studies and the permitted uses and locations 
specified in The Subdivision and ere Pee eren 185/60 which stated 
that: 

"country residence"use means the use of land in 

a rural area for groups of permanent deetiings of 

good construction on large sites. 

and 

"small-holding" means a parcel of land not included 

in an urban municipality that is used for the purposes 

of intensified agriculture .. with residential uses 

incidental thereto. 
When the Regulation was revised in 1967 the two classifications were 
restructured considerably. The small-holdings category was deleted and 
was replaced by a sub-class in the country residential category (Alberta 
Regulation 215/67, The Subdivision and Transfer Regulation). The 


definition of country residence in the revised Regulation reads as 


follows: 
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Figure 4.4 


WINDERMERE ESTATES 


An Example of Lineal Subdivision Design 


R: Public Reserve 


Scale: Q -————————+ 360ft. 


COUNTY of STRATHCONA, 1973. 


Source: 
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49(a) rural parcels involving a block of a number of sites’ 
on land having special scenic and locational qualities and 
on which no intensified agricultural or small-holding 
pursuits are permitted; 


(b) rural parcels involving individual sites up to a 

maximum of six such sites in every quarter section of 

land where the predominant use is a rural residence 

and where minor agricultural and rural pursuits are 

permitted as subordinate uses. 
The restructuring of the categories evidences the fact that the planning 
authorities realized that the small-holding parcels were in reality 
being utilized not for agricultural purposes but for predominately 
residential uses and should be defined as such. When the preliminary 
regional plan was revised in 1972 it included the restructured categories 
and labeled them country residence (A) and country resideme (B). This 
delineation was necessary in order to ensure that the plan conformed to 
all of the terms contained in The Subdivision and Transfer Regulation 
pertaining to the siting and dimensions of parcels and permitted locations 
which differ considerably between the two uses. 

The Commission's growing awareness of the North Saskatchewan River 


Valley's potential for recreation was also evident in the 1972 revisions 


of the plan, which stated (E.R.P.c., 1972(b), p.8)+ 


...-that the general purpose of the country residential 
(A) zone was to provide sites for groups of permanent 
country dwellings of good construction at scenic locations 
within convenient commuting distances of Urban Edmonton, 
in a manner which will not result in urban concentrations 
and which will be beyond the areas of urban expansion. 
These sites shall be located along ravines tributary to 
the North Saskatchewan River Valley and adjacent to the 
Sturgeon River Valley. The subdivision of land shall be 
so designed that the parcels created will be separated 
from the top of the bank of the valley or ravine by 
either a public roadway or a sufficiently broad public 
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upland area that will effectively prevent encroachment 

into the valley or ravine and will maintain public access. 

Site areas shall not be less than one acre and sites shall 

be so located that the parcel boundary shall not be 

closer than 25 feet from the top of the valley bank. 
This, however, was considered too restrictive and a further amendment 
wac made tOnthe plan into? 3 (E.R. PoC... 1973(b); p.S). A, "special uses’ 
category was added under which: 

country residence (A) parcels may be considered within 

the river valleys only under exceptional circumstances 

based on the merits of each proposal and where it has 

been unanimously agreed by the commission members that 

the creation of such parcels will not be detrimental 

to either the use of the river valleys for private 

recreation purposes or the conservation cf the unique 

natural features of the valleys. The prerequisite for 

the approval of this exceptional country residence use 

shail be rezoning of the plan to country residential (A) 

from metropolitan recreational. 
These regulations have been strictly enforced by the Commission. In order 
for country residential (A) subdivision to be effected, a developer 
has had to apply to the Commission for an amendment to the plan. In 
the past few years the majority of these applications have been refused. 
What subdivision has been allowed has been confined to the banks of the 
Sturgeon River and the tributaries of the North Saskatchewan. The 
restricted uses apply only to the area included in the plan; the re- 


mainder of the Commission area is not subject to them, though the municipal 


councils have some authority under interim development control. 


Interim Development Control 


In the early 1950's interim development control boards were established 
in the municipalities adjacent to Edmonton so that development could be 


controlled during the time lapse between the inauguration of the 
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planning program and the final adoption of a regional plan. The 
intent of this is exemplified in the following statement from the Town 
and Rural Planning Act, 1950, Section 12: 

...development will be in harmony with the evolving 

plan and that an authority will exist that will 

prevent development which is harmful to the evolving 

plan. 
When development control was put into effect no physical development 
was allowed to occur within the local government area without the developer 
obtaining a development permit from the development control board or an 
authorized Pe eieor Under development see a council is empowered 
to formulate rules respecting the use of land in specific areas, or 
any special aspects of specific kinds of development and the manner 
of their control (The planing (hee) Gs. Bilon RsSuite ASO, Seeiealoiay Alyy e 
The process of development control as it was structured when first 
implemented is illustrated in Figure 4.5. Essentially, the same process 
exists today. The municipal authorities in the study have each enacted 
development control by-laws. A list of development restrictions or 
regulations implemented by the County of Parkland and the process by 
which development proposals are implemented is presented in Appendix II. 

As was mentioned previously, the other major means of intitutional 

control over land use in the study area is the Edmonton Regional Planning 
Commission's power of subdivision approval. The Commission may 


approve applications to subdivide only when the application conforms with 


Sed 


in the Counties of Parkland, Leduc, and Strathcona, Development 
Officers have been authorized to handle this function. In Sturgeon 
it is assumed by the Council or the Municipal Secretary. 
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Figure 45 INTERIM DEVELOPMENT CONTROL, 1953 


DEVELOPMENT 
APPLICATION 


DEVELOPMENT TAKES PLACE BUILDING PERMIT ISSUED 


INTERIM DEVELOPMENT 
BOARD 


& TECHNICAL PLANNING ADVICE 


MAJOR ISSUES REFERRED TO 
EDMONTON DISTRICT 
PLANNING COMMISSION 


FOR RECOMMENDATIONS 


APPLICATION 

NOT APPROVED 

APPLICATION 
APPROVED 


APPLICANT MAY APPEAL THROUGH 
INTERIM DEVELOPMENT BOARD 
to APPEAL BOARD or COUNCIL 


(DEPENDING ON LOCAL BYLAW) 


APPEAL bee 
NOT APPROVED 
ma APPLICANT 
H ACCEPTS DECISION § 


APPLICANT 
NOTIFIED OF DECISION 
AND REASON FOR IT 


APPLICANT APPEALS TO 
PROVINCIAL PLANNING 
ADVISORY BOARD 


DECISION OF BOARD IS FINAL 


SOURCE: EDMONTON DISTRICT PLANNING COMMISSION 
ANRU AL REPORTS 992-95. 
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requirements of The Planning Act and The Subdivision and Transfer 
Regulation and the provisions of a preliminary regional plan or 


regional plan that is in effect. 


Regulations Pertaining to the Subdivision of Land 

The Planning Act. Section 16 of The Planning Act 1970 details those 
prerequisites which apply to the subdivision of land for any purpose. 
Herein it is stated that land shall not be subdivided unless: 

(1) the land, in the opinion of the approving authority 

is suited to the purpose for which the subdivision is 
intended and may reasonably be expected to be used 

for that purpose within a reasonable time after a plan 
of subdivision is registered; 

(2) the proposed subdivision conforms to any existing general 
plan, regional plan, development scheme or zoning by-law 
which will affect the land or adjacent land; 

(3) the proposed subdivision complies in all respects with 
The Planning Act and The Subdivision and Transfer Regulations 
and is approved in the manner prescribed by them. 

The Subdivision and Transfer Regulation 185/60. The Subdivision and 
and Transfer Regulation has been drafted for the purpose of controlling, 
regulating, and governing the subdivision of land (The Planning Act, c. 276, 
R.S.A. 1970, Section 17). These regulations prescribe the procedure 
to be followed by both the applicant and the approving authority in 
processing an application for subdivision. The Regulation also lists 
a set of rules pertaining to the physical dimensions of subdivisions; 
the location, area, and shape of public reserves; and the locations 


where subdivisions intended for specific uses are permitted or prohibited 


(The Subdivision and Transfer Regulation, Alberta Regulation 215/67). 
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As was the case with The Planning Act, The Subdivision and Transfer 
Regulation have undergone extensive periodic revision, thus effecting 
changes in the regulations pertaining to the permitted uses, size, and 
location of subdivisions intended for country residential use. 

The Subdivision and Transfer Regulation 185/60, (1960) 

Subdivision for Country Residences 

(a) Permitted Locations (51(1), and (2)): 

Land may be subdivided for country residence use only within 
15 miles of a city or town in a location that is approved 

by the Director or the approving authority by reason of 

its being on a hillside or in the near vicinity of a river, 
lake, ravine, or other site having special scenic and 
locational qualities. 

-(b) Country residence subdivisions shall not be permitted on land, 
which is scheduled under any zoning or land use regulations 
for other uses or for which in the opinion of the approving 
authority may be more suitably and economically utilized 
for other purposes within a reasonable length of time, 


Dimensions and Siting of Lots and Parcels (53) 


1. In a country residence subdivision, each parcel intended for 
use as a dwelling site shall have: 


(a) a mean width of not less than 90 feet; 
(b) a mean length of not less than 160 feet; 
(c) an area of not less than one-third acre. 
Subdivisions for Small-Holdings 
Permitted Locations (55) 


Small-holding subdivisions may be made only on land that 
is situated: 


(a) within 15 miles of the limits of a city, town, or village; 
and 
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(b) further than three miles from the limit of a city 
or one mile from the limit of a town or village; and 


(c) not closer than one-half mile to a controlled highway. 
Dimensions of Lots or Parcels (58) 
(1) The area of each parcel in a small-holding subdivision 
shall be not less than three acres nor more than 


20 acres. 


(2) The length of a parcel shall not be more than three times 
its width. 


The Subdivision and Transfer Regulation 215/67 (1967). 
Subdivision for Country Residences 
Permitted Locations 


50. Land may be subdivided for country residences only on 
land that is situated: 


(a) further than two miles from the limit of a city. 
town, new town, village, or summer village and not 
closer than one-half mile from a highway; and 


(b) in a location to be approved by the approving 
authority by reason of it being on a hillside, or 
in the vicinity of a river, lake or ravine or 
other site having special scenic and locational 
qualities; or 


(c) where the soil is marginal, but not on land 
having prime soil characteristics as determined 
by the approving authority. 


Dimensions and Siting of Parcels 


53. In a country residential subdivision, each parcel intended 
for use 


(a) as classified under clause (a) of section 49, shall 
have an area of not less than one acre, 


(b) as classified under clause (b) of subsection 49, shall 
have an area of not less than three acres and not 
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more than 20 eee 
At the present time (1973) the 1967 revision of the Regulation is 
in effect, but The Planning Act is currently being re-written and the 
regulations pursuant to it are sure to change. The Edmonton Regional 
Planning Commission has, in addition to the regulations contained in 
the preliminary regional plan and ae geuectert tee and Transfer Regulation, 
adopted a general policy toward rural land use in the Commission area 


(Reker oC. , 1975). 


Rural Land Use Policy: . E.R.P.C. 


The preservation of good agricultural land. In the Edmonton Region, 


agriculture has traditionally taken prominence as the major resource 
industry; therefore, most general Commission policies refer to the 
consexvation of good: agricultural’ land (E.R.P.C., 1975, p.32): 


(1) The Commission aims to ensure that agriculture will remain 
as a valuable component of the regional economic base. 


(2) The Commission will work within the limits of its duties 
and powers, to improve the efficiency of agricultural land 
use. 


The Commission's stance is that good agricultural be allocated to 


agricultural uses and that its conversion to any other land use through 


449, Country residential uses are classified as follows: 

(a) rural parcels involving a block of a number of sites on 
land having special scenic and locational qualities and on which no 
intensified agricultural or small-holding pursuits are permitted; 

(b) rural parcels involving individual sites up to a maximum 
of six such sites in every quarter section of land where the pre- 
dominant use is a rural residence and where minor agricultural and 
rural pursuits are permitted as subordinate uses. 
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subdivision must be justified by the developer (E.R.P.C., 1976), In 
processing subdivision applications which threaten to convert 
agricultural land to another use the Commission has utilized the A.R.D.A. 
Canada Land Inventory Soil Capability re Agriculture ratings as a 
guide in assessing the land's productive capability. Soils with a capa- 
bility rating of Class 1 or 2 are considered prime agricultural land. 
Commission policy is that they be used for agricultural purposes only. 
Land with a soil capability of class 3 is also reserved for agricultural 
purposes except where special circumstances warrant other uses. Poorer 
soils, classes 4 throuth 7, are generally not withheld from development 
unless the site is not favourable for the proposed use. An exception to 
this is land in environmentally sensitive areas such as the sand dune 
area near Devon which has experienced a great deal of development in 
recent years. Parts of this area, not yet subdivided, may be withheld 
from development because of environmental concerns (E.R.P.C., 1974(b)). 
In cases where sites are not suitable for development, Commission 

policy dictates they be left in their natural state. 

Country residential. With the exception of special areas (delimited 
in part by the Provincial Department of Environment) where above normal 
concern is given to the protection of the environment and an area's 
potential for outdoor recreation, Commission policy, although somewhat 
more specific in certain areas such as permitted uses and the provision 
of services, simply echoes The Subdivision and Transfer Regulation. In 
its assessment of applications to subdivide the Commission treats each 


individual application on its own merit, seemingly independent of all 
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other development that is or has occurred in the area. Only in cases 
where the subdivision is to occur within three miles of a town or 
village does the Commission require the developer to produce an outline 
plan showing adjacent land uses. This is supposedly done to ensure that 
the proposed subdivision constitutes the highest and best use of the 
land for the foreseeable future; Aeneas no guidelines have been 
constructed for a valid evaluation. It appears as though the Commission 
does not often question the statements of ABualoneray 

Small farms. There is no specification in The ennai cion and 
Transfer Regulation which pertains to the subdivision of land for 
small farm use. As a result of development pressive, the Edmonton 
Regional Planning Commission has created two sub-classes in this 
category (Ei Rse.Co hbo) 5)- 


1. Small FParm A; comprised of parcels intended for 
intensive agriculture. 


2. Small Farm B; comprised of parcels where the 

intention is primarily residential with small 

scale rural pursuits permitted. 
There is no specific list of permissable uses for small farms under 
existing regional policy. Applicants are required to specify the 
use they intend to made of the land and may be required to provide the 
Commission with evidence of genuine intent. In the past, uses that 
have not been purely agricultural have been received sympathetically by 
the: Commissions (EsRebaCt ,, 19,75). 

Applicants who wish to subdivide land under the Small Farm 


A category may be required to prove that the proposed use is closely 


correlated to the suitability of the site. The Commission contends that 
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these subdivisions are not permitted to affect adversely the continued 
agricultural use of the rest of the quarter section and may be restricted 
to isolated locations if the proposed use is obnoxious. 

Small Farm B parcels are subject to the same locational restrictions 
aS are country resident (b) parcels. The only real difference between 
the two is size. The minimum size of Small Farm B parcels has been set 
at 20 acres (E.R.P.C., 1975). The Commission relies on recommendations | 
from municipalities in setting the maximum size allowable. As a result, 
the maximum size varies considerably throughout the study area. The 
specifications set by the different municipalities are as follows 
(E.R.P.C., 1974): 


1. The County of Leduc: The County of Leduc recommends 
against the subdivision of good agricultural land below 
any size less than a quarter section. The exceptions to 
this policy are: 
(a) if the land is cut off by some physical obstacle 
or barrier which makes access to it difficult or impossible 
thus thwarting a viable farm operation; 
(b) if the applicant can produce evidence that the proposed 
subdivision. constitutes a bona fide agricultural use. 
(c) the separation is a farmstead. 


2. The M.D. of Sturgeon: The M.D. of Sturgeon will permit 
the subdivision of agricultural land under the following 
circumstances: 
(a) parcels may be subdivided to 80 acres in size provided 
a bona fide agricultural use is proposed; 
(b) separation of a farmstead. 


3. The County of Strathcona: The County of Strathcona will 
permit the subdivision of good agricultural land under the 
following circumstances: 

(a) parcels may be a small as 40 acres; 

(b) four parcels per quarter section may be permitted; 
(c) subdivision is allowed where a farmstead is being 
removed from a quarter section. 


4. County of Parkland: The County of Parkland's policy is 
identical to that of the County of Strathcona. 
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The policies of the Municipalities and the Commission are contradictory 
as each sets different minimum sizes. The minimum size set by the 
Commission is only stringently applied to the area covered by the 
Preliminary Regional Plan. In all other areas, the setting of 

minimum parcel size is left to the discretion of the municipalities 
concerned, provided the 20 acre minimum is preserved. Therefore, the 
practical minimum size varies considerably throughout the study area. 


PART THREE: THE AFFECT OF INSTITUTIONS 
ON THE PATTERN OF SUBDIVISION 


The Supply of Country Residential Parcels 

The implementation of the various land use controls described 
above has had a considerable influence on the number of parcels that 
have been allowed to be created throughout the study area. Table 4.1 
shows that approximately 28 percent of the total number of country 
residential parcels applied for, in the study area, from 1962 through 
1973 have been refused. A further 32 percent have never had a final 
decision made on thm The majority of these consist of applications which 
have been withdrawn, held in abeyance pending the completion of a 
study or plan, or in some cases, approved with stringent development 
conditions. The most common reasons for the refusal of an application 
have been failure to conform with the Preliminary Regional Plan; failure 
to conform with one or more sections of The Subdivision and Transfer 
Regulation; and cases where the Commission has felt that the proposed 
subdivisions would constitute the unwarranted fragmentation of good 


agricultural land. As was mentioned previously, factors pertaining to 
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over-concentration and over-supply have not figured prominently in the 


subdivision approval process. 


Table 4.1 


Application to Subdivide, 1962-1973 


Parcels 

Parcels Parcels Parcels Pending 

Municipality Applied for Approved Refused Decision 
County of Strathcona 4,286 IL GBAE IL pdkOls Lp StS 
County of Parkland 4,922 DB ALAS) 1,034 759 
MoD. of Sturgeon PB Dake 698 890 648 
County of Leduc PIG 302 540 320 
12,606 4,955 37569 4,082 


Source: Edmonton Regional Planning Commission Annual Reports, 1962 
through 1973 


The Location of Country Residential Parcels 


The Edmonton Regional Planning Commission in its role of a sub- 
division approval authority, has been successful in not allowing 
extensive ribbon development' to occur along the major highways in the 
study area. With few exceptions country residential subdivisions has 
not been allowed within one-half mile of a highway; however, the majority 
of subdivisions are located within one and one-half miles of a paved 
road. This has allowed the country resident to maintain good access 
to the area's major arterials, while at the same time preserving the 
area's natural or rural environment for the highway traveller. This 


policy has also eliminated, or at least minimized the need for additional 
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access points and has helped to maintain highway safety. 

The Commission's policy toward country residential (a) subdivisions 
has also been quite strictly enforced. With few exceptions subdivisions 
of this type have been restricted to those areas designated suitable 
in the Preliminary Regional Plan; in particular, the banks of the 
North Saskatchewan and Sturgeon Rivers and their tributaries. In recent 
years, the recreational potential of the river vallies has become 
more appreciated; consequently, applications to subdivide adjacent 
to them have been more carefully scrutinized, and few have been allowed. 
Applications to amend the Preliminary Regional Plan so that more areas 
may be made available for country residential (a) development have 
for the most part been refused. 

Outside of the area ccvered by the plan, the Commission has refused 
only those subdivisions which contradict the regulations or established 
policy. No attempt is made to determine whether or not an over-supply 
exists or if the land resource is being allocated to its best use. Pres- 
sure for subdivision has extended far into the country-side and has 
greatly inflated the value of rural-real estate in the Edmonton area 
(Alberta Agriculture, 1971-74). This will undoubtably have an effect 


on the agricultural industry which must now compete with land developers. 


The Distribution of Parcel Size 
Table 4.2 which shows the number of parcels created in five dif- 
ferent size categories reflects the influence that "minimum parcel size" 


regulations have had on the proportion of parcels created in the 
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different categories. Over half (57 percent) of the total number of 
country residential parcels subdivided were between 3.00 and 4.99 

acres in size (Table 4.2). Of these, the majority were slightly over 
three acres, the minimum allowable for country residential parcels, and 
were included in cluster type subdivisions incorporating from 20 to 

45 parcels. It appears from Table 4.3 that the highest economic 

return is generated from parcels less than three acres in size. Although 
parcels in this category are all located near the city and in areas 
endowed with particularly pleasing aesthetic erate tes, a factor which 
undoubtedly accounts for the high prices paid for these one acre 
parcels, the fact remains that an inverse relationship consistently 
exists between the average value per acre and parcel size. It is to the 
developer's advantage to subdivide to the minimum size; not only is 

his return per acre greater, but he is also able to create a larger 
number of parcels per quarter section. 

It is apparent that the selection of parcel size is largely deter- 
mined not by the demand for three acre parcels on the part of the 
prospective country residents, but by the subdivision regulations which 
dictate this as the minimum allowable size. The price differential 
and high occupancy rate suggests that the demand for smaller parcels 
than the three acre minimum is very strong. However, it is noted that 
these two measures may be strongly influenced by the restricted supply 
of parcels in that size category. The total area of land acceptable 
for this type of subdivision is quite limited, a fact that accounts 


for the lower number of parcels of this type created. 


a2. oy 
a ered inte as to esos val 2 
4, ® W009, operat ann abi 


ew ytd apa Per vabreilena ek ei @ ‘ogabnttort 
tina eknpie mn ‘tekoeniekeh oi ees * 4a aldéngity cass nd 
ang ee perk. ghtganiatoen! ence ee gh patecat 
siounedi oath » iby wks vane f. + = OE RE, sf 5 

ett tn oh fed crs wily aot ea aig aay, . 


on 


ea F ‘ii ‘rt ad shee baavel, ‘ha ee baer, “i 
kes bidloo "gon wd ey tg edn sheanain wabrinig: th phe 
righ wa wuylle! 4a tidy anlea bade ate aim 
ramon opheteae ‘als sn, Cie “ 

wah: ack und a eid been tesa sae mia septs 
wt “tho ae hits sani aden ont i eaten | 
simp ‘< ws ae ambi ‘, nd tet: au is 

: - Wf hint ations BRASS a slags 368 
ne ip aa vue ime te ecniesi 9 stl snaamiigh ex HE gt | 
sub ay reat oat notes | habs folie san cae whe ~ Caen 


hid: ar it ening. wit. tee pdb iddhnoles ods ne Ses, wae 
dda J eh ‘ach began wi ‘eae henge ti yoeaepica <r 7 
~ ; ) =i ele eh 2 gg A ad 
segs Scie ma if Manse Lauer et ‘ce ah phone “tp want 4 ‘opt, 
a = We, : Ca ' y 
sigan er Mhrsan we i bape a optgancse! or rie ae ne dur. pled ont 
y or Se ve ‘a 7 xa er a0 
‘abil bal ‘he its a ae ha ei iv iy see: Neti ocbee = ag itt nl ple mes 
os yer Pe A a, ie re ee an + rr : : 7 
“abekantis wb ne a ta with pre ni sine al S mys: ahets eth . 
rol t dak . ae a WR 2 ey at ins kare i i : rel a on ; 4 = ine Ao i Has yi 


Sans a a — Nerang 6 tac eee, wet oe 
; a ly y : - : ' 


' mi, OF a 
Pi ee ina 


dike 


The tendency for developers to subdivide land to the minimum 
acreage allowable is a result of economics. The return per acre increases 
as the size of the parcel decreases. This is illustrated in Table 4.3 
which shows the average value per acre for a random sample of 121 
country residential parcels in the Counties of Strathcona and Leduc, 


and the M.D. of Sturgeon. 


Table 4.3 


Average Value per Acre by Parcel Size (Acres) 


Size Number of Mean Value per Range 
(Acres) Parcels Acre (Dollars) * (Dollars) 
O= 27,99 18 6,673.93 ¥7 9000-16, 363.63 
3- 4.99 69 272135-05 629.00- 5,500.00 
eo S82) 12 1,610.00 400.00- 2,505.00 
10-20.00 22 L185 jo 300.00- 2,497.00 


Total Arai 2,600.00 300.00-16, 363.63 


*The values presented in this table were derived from the 
assurance fund value recorded at the time of the last change 
of title. They do not represent current market values. 


Source: Alberta Land Titles Office, 1973 


The size category with the second highest frequency was the 0.00 
to 2.99 acre grouping which included those parcels subdivided for country 
residential (a) purposes. These parcels tend to be slightly over 
one acre in size and are also grouped into fairly dense clustered 


developments; however, these usually take a lineai form and run parallel 
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to a river valley or ravine. These parcels have the highest rate of 
occupancy, over all the other size categories (Table 4.2). This may be 
a result of the regulations that restrict the use of these parcels to 
solely residential purposes, and the fact that they are allowed only 
on particluarly scenic locations. 

The term "scenic location" is interpreted very narrowly by the 
Regional Planning Commission as being near the banks of river vallies 
or tributary ravines. The reasons for this stem from the supposition 
that fairly high parcel densities can be fitted into strips along 
ravines yet still have a rural atmosphere with open environments on both 
Sides. The small parcel size of these subdivisions and the manner in 
which they are laid-out, results in a form of fairly dense development 
that appears little different from lower density urban subdivisions 


common in the most exclusive neighbourhoods of Edmonton. 


The Subdivision of Agricultural Land 

Table 4.4 indicates the number of quarter sections in the study 
area that have been subdivided for country residential purposes by 
municipality and time period, cross-classified by agricultural 
capability. The Canada Land Inventory classifications have been 
generalized into four groupings. Class 1 soils have no significant 
limitations for crop production. Class 2 soils have moderate limitations 
that restrict the range of crops or require moderage conservation practices. 
Class 3 soils have moderately severe limitations that restrict the 
range of crops or require moderate conservation practices. Class 4 or 


poorer soils have severe or very severe limitations that restrict the 
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range of crops or require special conservation practices or both. Many 
of these soils are suitable only for the production of perennial 

forage crops as improvement practices are not feasible (Canada Land 
Inventory 1967). Of the 448 subdivided quarter sections included 

in Table 4.4, 65 are located wholly or partially on class 1 land, 65 

are located on class 2, 67 on class 3, and 251 on land with a lower 
agricultural potential. Forty-four percent of the total land subdivided 
has a high capability for agricultural production. 

The amount of land in these three categories that has been 
subdivided for’country residential purposes has steadily diminished 
through time. Prior to 1965, over 55 percent of the land subdivided 
was class 1 through 3. This reflected the premise that was made at that 
time, that these subdivisions would be utilized as small agriculturai 
enterprises. In the 1965 to 1970 period the proportion had dropped 
to 42 percent. By 1973 only 38 percent was in these categories, the 
greater part of which was class 3. Much of this reduction can be 
attributed to the Edmonton Regional Planning Commission's policy of 
refusing to approve applications to subdivide land with good agricultural 
potential. 

Since the enactment of this policy the majority of subdivisions that 
have been permitted on good agricultural land have been made under the 
guise of the ae small farm classification. The exceptions 
to this were a number of country residential (a) subdivisions created 
adjacent to the Sturgeon River, in the M.D. of Sturgeon, and some country 


residential (b) subdivisions in the County of Leduc. Neither of 
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these municipalities possesses much land in the poorer categories within 
reasonable commuting distance of Edmonton. Consequently, much of the 
limited amount of subdivision in the two municipalities has been on 

good agricultural land. 

A large number of parcels have been subdivided throughout the study 
area under the small farm classification that are not being used for 
commercial agricultural production. By 1973, 1303 parcels of this nature 
had been registered; 796 in the County of Strathcona; 316 in the 
County of Parkland; 105 in the County of Leduc; and 86 in the M.D. of 
Sturgeon. Most of these parcels are located in areas with low soil 
capability ratings for agriculture, but a number of them have been allowed 
in areas of class 1 and 2 eae Of the four municipalities in the study 
area, the County of Leduc and the M.D. of Sturgeon have been the most 
successful in holding the subdivision of high quality land to a minimum. 
The Counties of Parkland and Strathcona appear to be much more lax in 
their approach to this problem. 

The small farm categories have created a number of problems for 
the Edmonton Regional Planning Commission. In many cases, applications 
for subdivision have served only to fragment large’ agricuitural holdings 
into basically residential parcels, nonproductive hobby-farms, or 
speculative holdings. In other cases, the initial subdivision application 
has been genuine, but the initial producer has since sold the parcel 
to someone who has not been interested in farming commercially (E.R.P.C., 
1975). Because of this apparent misuse of the category, especially the 


small farm (a) sub-class, few subdivisions of this type have been allowed 
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by the Commission in recent years. 

The Commission has been frustrated to some Be insttsefforts 
to control this type of development by the Provincial Planning Board 
which has approved applications after the Regional Planning Commission 
had refused them on the basis of "fragmentation of good agricultural 
land." The greatest problems that both bodies experience when handling 
applications of this nature are (E.R.C.P., 1975, p.20): 


1. to relate the nature of the intmded _enterprise to land 
Capability and the availability of services. 


2. to relate the above factors to parcel size. 


3. to establish whether or not an applicant is genuine 
in his intentions to make productive use of the land. 


It is this last problem which is the most crucial, for once the subdivision 
application is approved and the parcels registered there is no way 

that planning authorities or municipal governments can ensure that it 

is used for the purpose under which it was subdivided - you can not 


force someone to farm land in Alberta. 


THE IMPACT OF OTHER PHYSICAL FACTORS 


Water and Sewage Disposal 

In areas of country residential growth, the question of preservation 
of water supply and regulated waste disposal becomes critical and very 
complex. Problems often originate after development has occurred, 
arising when the potential water source of an area is being contaminated 
by its use for waste disposal. Increased population densities increase 
the use of sewage and waste disposal systems which in turn increase the 
danger of contamination of the water supply. This is particularily 


true in areas where large numbers of livestock, such as horses, are kept 
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in close proximity to residences. 

Before development is allowed to occur there is a need for detailed 
knowledge of the surface or sub-surfacé geology and water supply 
conditions. After this information has been collected the appropriate 
waste disposal systems should be determined and regulations applied. 
Unfortunately, the detailed information required for this type of 
approach in the Edmonton area is not available on an area-wide basis. 

Local and regional differences exist throughout the study area 
in terms of groundwater supply. While an ample supply of potable ground- 
water exists it varies considerably with respect to both quality and 
ean ee, In general, the area in the County of Parkland subject to 
subdivision has an ample supply of groundwater for residential purposes 
(Alberta Land Use Forum, 1974, p.47). This is also true of the County 
of Strathcona and the M.D. of Sturgeon. However, great variations 
exist in the quality of the water, with high mineral contents often 
making the water, although potable, not palatable. The supply of ground- 
water in the County of Leduc is intermittent with some areas experiencing 
high yields, while in others, yields are very low. 

The available information on aroMncuacer supply is not very 
accurate or complete. The Department of Environment has not been able 


to use adequate data to assess yields in many areas, thus even in parts 


4 Genera. information on the sand and gravel deposits and bedrock 
topography of the Edmonton district is presented in The Research Council 
of Alberta Report. 66-3, Bedrock Topography and Surfical Aquifiers of 
the Edmonton District, Alberta, by. Vv. A. Carlson, 196/. sThissreport 


indicates a number of areas offering good groundwater potential. 
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of the study area where relatively high yields are indicated, inaccura- 
cies pertaining to the depth of the water table and rates of discharge 
and recharge capability are prevalent (E.R.P.C., 1972, p.10). 

At the present time the Edmonton Regional Planning Commission 
requires that country residential developments be entirely self- 
sufficient in terms of water supply a waste disposal. However, due 
to the low quality of groundwater available in parts of the study 
area a relatively large number of country residents have expressed da 
pee for a public water and sewage Gisposal system. Requests 
of this nature have occurred in the County of Strathcona near Sherwood 
Park (E.R.P.C., 1972, p.9). However, due to the low density and the 
amount of undeveloped land in these unaee iionse these services would 
be extremely costly to provide. 

Only in recent years has the Planning Commission required that 
developers submit documented proof of an adequate water supply prior 
to subdivision approval. Prior to this, no documentation was needed, 

a practice that resulted in the approval of subdivision in areas where 

an adequate supply of groundwater did not exist. As a result, the 
residents have had to install tanks and have water hauled to them. Under 
present Commission policy, when a water analysis is required and 

reveals a poor quality or supply, the Commission will refuse the appli- 
cation or approve it on the condition that prospective buyers are made 
aware of the situation prior to purchase. If it wished, the Commission 
could require the developer to provide water and sewage systems to their 


subdivisions as conditions of approval, but to date it has not chosen 
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to do so. 

The availability of groundwater has had only a minimal effect on the 
pattern of distribution of country residential subdivisions. This has 
been changing in recent years as both the Planning Commission and the 
Department of Environment have began to be more stringent in applying 
regulations pertaining to this Renee of development. 

Contamination pun renee A great many factors influence the degree to 
which a water supply may become contaminated. Among them are soil 
characteristics, the depth of the water table, and the source of 
contaminants. 

In areas where sand aquifers are near the surface and not confined 
by a relatively impermeable layer, such as that found in the sand dune 
area in the County of Parkland, seepage from the surface is direct and 
swift; thus, there is an increased likelihood that shallow surface wells 
may be affected with sewage chemicals and bacterial contamination. This 
is especially true where the water table is recharged through the direct 
seepage of rainwater. Contamination is less likely to occur in areas 
where a Clay layer is extensive and continuous and forms a relativeiy 
impermeable layer. In these cases, the recharge from the surface is 
indirect and takes extended periods of time. 

The unknown factor is the threshold level of the water table, the 
point at which the contaminants pollute the water supply so much that 
it becomes unusable. Once the acquifer is polluted, it is a difficult 
and lengthy procedure to decontaminate it. To date, polluted water 


tables have not been a problem in the Edmonton area, but the potential 
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does exist if development continues at its rapid pace. 


Lands with High Recreational and Wildlife Potential 

Proximity to recreation lands and to some extent wildlife habitat 
are factors which have proven to attract people to specific rural 
areas. The increased population density which results may have a 
detrimental effect on the environmental attributes which attracted the 
people initially. Consequently, comment should be made on the 
propensity for these environmentally sensitive areas to be subject to 
country residential development. 

The recreational quality of the land within the study area is 
limited as Canada Land Inventory ratings are low throughout the 
entire area. The data reveal that the more significant recreational 
lands are along the river banks and around a few of the region's larger 
lakes, but even these are rated as only moderate. The policy of the 
Edmonton Regional Planning Commission of reserving the North Saskatchewan 
River valley for recreational purposes has limited the amount of sub- 
division that has occurred along its banks. It is, therefore, evident 
that to date only a limited amount of potential public recreational 
land has been subdivided for country residential purposes. 

A strong tendency exists for country residential development to 
occur in areas of high capability for the production of waterfowl. The 
two major areas of extensive subdivision activity, the sand dune area 
in the County of Parkland, and the Cooking Lake Moraine in the 
County of Strathcona are both areas of high rating. It is evident that 


the same characteristics that make these areas prime nesting grounds, 
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namely undulating terrain interspaced with hundreds of small lakes, ponds, 
and sloughs also make them attractive for country residential develop- 


ment. 


+ Dae 
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Chapter 5 


THE COUNTRY RESIDENTS 


The objectives of this chapter are: 

(1) To determine the demographic and socio-economic characteristics 
of the country residential population. 

(2) To determine differences which may exist between the country 
residential population and that of: 

(a) the City of Edmonton; 
(b) smaller urban centres in the study area; 
(c) the rural farm population of the study area. 

(3) To isolate a set of factors which are important in motivating 
a household to leave its former place of residence and 
relocate in a rural setting. 

(4) To determine the 'search' procedure utilized by the country 
residential population in relocating to a country residence. 

(5) To determine what social, economic, and environmental factors 
are considered important in the selection of a suitable 


country residential site. 


POPULATIONS SELECTED FOR COMPARISON 


The data used to derive the characteristics of the country resi- 
aential population were obtained through the questionnaire survey 
described in Chapter 2. Where possible these characteristics were 
compared with those of selected rural and urban centres in the study 


area so that attributes peculiar to the sample population could be 
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readily identified. The centres chosen for comparison purposes were the 
City of Edmonton; the towns of St. Albert; Spruce Grove, Morinville, 

and Gibbons; the hamlet of Sherwood Park; and the Municipal District 

of Sturgeon. The following rationale was used in the selection of 


the populations of these centres for comparison purposes. 


The City of Edmonton 


The City of Edmonton was selected because it is the major urban 
centre in the region and is generally regarded as the former place 
of residence for the majority of the population. One of the major 
objectives of this study was to determine if any particular segments 


of Edmonton's population are attracted to a periurban lifestyle. 


The Smaller Urban Centres 

The towns of St. Albert, Spruce Grove, Morinville, and Gibbons, 
and the hamlet of Sherwood Park were selected because the majority of 
region's population growth, exclusive of Edmonton, from 1961 through 
1971 was concentrated in these centres. They differ considerably in 
terms of their population size, rates of growth and location relative to 
Edmonton. Table 5.1 illustrates the first two; the last is illustrated 
in Figure 5.1. These centres represent the urban alternative as a 
Place of residence, outside of the central city, in the study area. 
By comparing the characteristics of the populations of these centres to 
those of the country residents a further differentiation of the peri- 


urban population's characteristics is made possible. 
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Table 5.1 


Population and Rate of Growth 
of Selected Centres 


Relative 
Population Population Absolute Difference 
Centre 1961 1971 Difference (Percent) 
Towns 
St. Albert 4,059 11,800 ne thea ke al +191. 
Spruce Crovee 465 3,029 tea OO OOM 
pienons: £52 551 + 359 +187 
Nar iyelie. 935 1,475 + 540 + 58 
Hamlet 
Sherwood pare DiS 14,282 PIA > SSS) +389 


i eee 


Ah arenes 
Source: Statistics Canada, Federal Census, 1961, 1971 


2 
E.R.P.C. Annual Reports 


The Municipal District of Sturgeon 


The rural Municipal District of Sturgeon was selected to differ- 
entiate the population characteristics of a predominately rural farm 
area from those of the rural nonfarm, periurban population. Sturgeon 
was given preference over Strathcona, Parkland, and Leduc because ate 
was the only predominately rural municipality included in the Census 
Metropolitan Area of Edmonton in 1971 (see Figure 5.1). The County 
of Strathcona was rejected because the available data were presented 
in aggregate form and did not separate the rural areas of the county 
from the hamlet of Sherwood Park. Furthermore, because of the large 


concentration of country residential subdivisions in Strathcona, it could 
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not be considered a predominately rural county; conversely, the country 
residential population of the Municipal District of Sturgeon was very 
small in 1971 and represented only a small fraction of the total. 


CHARACTERISTICS OF THE COUNTRY 
RESIDENTIAL POPULATION 


Families: by Age of Head 


The distribution of family heads by age for the sample and 
comparison populations is presented in Table 5.2. In terms of this 
variable the country residential population is dominated by families 
with relatively young heads (48 percent under 35 years of age), while 
older families are considerably under-represented. A considerable 
difference is evidenced between the sample population and that of Edmonton. 
The differences between the country residential population and the 
rapidly growing smaller urban centres are not as noticeable. In 
particular, the distribution in terms of this variable is very similar 
to that of Sherwood Park. Gibbons and Spruce Grove are also similar, 
especially in the 25 to 34 year age category, though substantial 
differences are apparent in the older categories. St. Albert shows the 
greatest differences because of its marked concentration of household 
heads in the 35 to 44 year age category, and a relative under-representa- 
tionin the younger groups. One piausibie explanation for this 
apparent reversal is that St. Albert was the first community on 


Edmonton's periphery to experience rapid urbanization and remain 
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autonomous from the Clee It is quite conceivable that the majority of 
families moving to the community in the early 1960s had family heads in 
the 25 to 34 year age group, thus accounting for the heavy concentration 
in the 35 to 44 year age group some 10 years later. 

It can be concluded from the information presented in Table 5.2 
that the country residential population is considerably younger than 
that of the City of Edmonton, the older towns such as Gibbons and 
Morinville that have not yet experienced commuter growth, and the 
Municipal District of Sturgeon. At the same time, the youngest and 
oldest age groups of family heads are under-represented in the sample 
population. When compared with the rapidly growing urban centres such 
as ae Albert, Sherwood Park, and Spruce Grove, it is evident that 
essentially the same groups (as defined by the age of family head) 
are moving to them as are moving to country residences. The similarity 
of Sherwood Park is especially significant because it has experienced 
the same rate of population growth as the country residential area, 
and neither had any significant resident population prior to 1955. 

An important consideration with respect to this characteristics of 
the population is its impact on future family mobility. The length of 
occupancy within a specific dwelling unit rises sharply as the 
incumbent approaches the 25 to 44 year age group (Kalbach and McVey, 
1971). Consegquentiy, as the population ages, it will tend to be rela- 


tively immobile as groups with high propensities to move are conspicuous 


trom 1956 to 1966 St. Albert's population increased 638 percent 
(Statistics Canada). 
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by their absence in the country residential population. Due to the 
recent adjustment to housing needs made by the sample population (see 
Table 5.3), the turn-over rate of developed country residential parcels 
is likely to be quite low for several years. If this holds true, any 
increase in demand will have to be met by increasing the number of 
developed lots as very little of the existing housing stock would be 


available for resale. 


Table 5.3 


Families by Length of Residence 


Relative Cumulative 
Absolute Frequency Frequency 
Category Frequency (Percent) | (Percent) 
Less than 1 year 28 L335 185 
1 through 2 years 63 41.8 60.3 
3 through 5 years 29 PORZ CS) 
6 through 10 years . 19 1236 OZ eu 
Greater than 10 years nz Te) 100.0 
Total P5a 100.0 100.0 
Mean 3.41 years Mode 1-2 years Range: 19. years 


Source: Country Residential Survey, 1973. 


Families; by Number and Age of Children 
The distribution of families by number and age of children in the 
country residential population is compared with that of the comparison 


populations in Tables 5.4 and 5.5. Several basic differences are 
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Table 5.6 


Distribution of Sample Population by Age 
(Sample Population: Country Residents) 


Age Group Frequency 
(years) (# of Individuals) 3 Oe YWopersil 
Less than 6 36 6.69 
6 to 14 LS Al Sh4 
US) qe) AK} 25 4.64 46.29 
ILS) {elo DH! 73 13} 5 ES 
ZO cOm Sos 162 SOmlal 
35) tao a 81 ESO. 6 
45 to 54 Bye So 2)s) 53.71 
BS two 6! 10 LBs 
65 plus 4 OZ! 
TOTAL 538 100.00 
Source: Country Residential Questionnaire, 1973. 
Table 5.7 
Distribution of Sample Population by Age 
City of Edmonton and Province of Alberta 
Age group % of Total Population % of Total Population 
(years) (City of Edmonton) (Province of Alberta) 
Onto 4 edb SEs 
5 jee) 9) OR AE 5 ab 
10) Eo 14 ORS ‘lib ge} 
AWS) qeXo) JUS) O17 9.9 
20 to 24 LOS9 BS 7 
25 plus 49.6 AD 


TOTAL 100.0 100.0 


Source: Alberta Land Use Forum, 1974. 
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evidenced. 

First, relative to all other centres the country residential pop- 
ulation has a very low percentage of families with no children. This 
is particularly apparent when comparisons are made between the sample 
population and the City of Edmonton. Differences between the other 
populations and the sample are not as great. 

Second, the tables reveal that families residing in country 
residences are slightly larger than is characteristic throughout the 
study area in terms of both variables. With the exception of Edmonton, 
the differences are only slight and cannot be considered significant. 

Third, when compared with the city, the country residential 
Sepanere ers is considerably under-represented in terms of families 
with preschool age children. This difference is even more pronounced 
when comparisons are made with the other comparison populations. This 
along with the fact that the sample population is over-represented 
in the 6 to 14 year grouping, leads to the conclusion that families 
tend to move to country residences as or shortly after their children 
reach school age. This does not appear to be the case in the rapidly 
growing smaller urban centres, especially Spruce Grove and Sherwood 
Park, where large concentrations of preschool children are evident. 
These characteristics are also evident in Table 5.6 and 5.7 which 
facilitate comparison to be made between the sample population and that 
of the Province of Alberta. Although the age categories used in the two 
tables are not directly comparable, it is evident that not only does 


the sample population exhibit a low ccncentration in the preschool 
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category, but the population aged 25 years and over is considerably 
greater than that of the province as a whole. 

On the basis of the information presented above, it can be con- 
cluded that families located on country residences are in general 
slightly larger than the average for the study area. The family heads 
appear to be generally younger than their urban or rural counterparts 
and do not move to a country residence until their offspring are of 


school age or slightly older. 


Families: By Level of Income 

When compared to the other populations, the distribution of the 
sample population by the level of family income is skewed upward 
(see Table 5.8). Of particular concern is the lack of country resi- 
dential families reporting incomes of less than $5,000.00 per annum 
and the relatively high proportion of families reporting incomes 
in excess of $15,000.00 per annum.” The distribution in the other 
categories showed no significant variation. Unfortunately, because 
of census formats, no statistics were available to facilitate compar- 
isons with Sherwood Park and Spruce Grove. 


Table 5.9, a cross-tabluation of the age of family heads by income 


2nata for the country residential population is that of 1973 
while that for the other areas is 1971. Money incomes for Edmonton 
rose an average of $900.00 in the 1971-1973 "interval. The distribution 
illustrated in Table 5.9 is not totally misrepresentative thus, com- 
parisons made are valid. 
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Crosstabulation: Age of Family Head by Family Income 


Income Group 


($) 


Age of Family Head (Years) 
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Less ; 
than 65 Row 
25 25-34 35-44 45-54 55-64 + Total 
1 2.0 LO r520 50) 74(0, 0.0 
57000 to P2 Zoa0 16.0 30-6 33.5 33103 0.0 3130 
97999 3 5.4 PAS ET 40.5 Lond 5.4 0.0 24.7 
4 1 reo Os 4.7 L'3 0.0 
aL 20 S280 137.:0 D0 2.0 0.0 
10,000 to 2 43) 0) 49.2 26.5 2550 33503 0.0 54.0 
La 5999 3 2457) 5953 24.1 ORS STA 0.0 76.0 
4 153 263 Sa? i} ae 0.0 
af Ue 2250 PANE S|) oO 2510 Owl 
15,000 Z 50.0 3302 42.9 42.9 8353 LOOSO2 59.50 
plus 3 6.8 37.3 30.6 ey Are} 3.4 AE AP SIDA S) 
4 Bal 14.7 14.0 6.0 Lo 0.7 
Column 8.0 65.0 49.0 21-0 6.0 £750) 150'..0 
Total aS 43.3 eRe 7 14.0 4.0 On ae LOO 0 
1=Absolute Frequency 3=Row Percentage 
2=Column percentage 4=Total percentage 


Source: Country Residential Questionnaire, 1973. 
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reveals that no significant relationship existed between the two variables. 
The distribution is quite even indicating that all levels of income are 


present in every age category to approximately the same extent. 


Families: By Education of Head of Household 

The level of education attained by household heads in the sample 
population is presented in Table 5.9. Unfortunately, comparable 
data for the other populations is not available. In general, the 
family heads of the sample population are well educated with 22 percent 
having attended university and a further 28 percent having had some 
formal training over that obtained through the public school system. 
Whether this information relates to an attribute peculiar to the 


sample population cannot be established because of the lack of comparable 


data. 
Table 5.10 
Distribution of Heads of Households 
by Level of Education 
(Sample Population: Country Residents) 
Category Frequency Relative Frequency 
Grade 9 or less 22 LES LS) 
Grade 10 to 12 53 Soak 
Technical Training 43 2055 
Some University 6 4.0 
Bachelor's Degree 13 8.6 
Graduate Degree 14 9.3 
Total Beg i 100.0 


a 


Source: Country Residential Questionnaire, 1973. 
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Families: By Occupation, Head of Household 
The sample population displayed a diverse variety of occupations 
(Table 5.11) with unusually high concentrations in the managerial 
and technical groupings and a relatively low representation in the 
service and recreational categories when compared with the distribution 
of the provincial labour force (Table 5.12). Unfortunately, only 
general comparisons between the two distributions can be made. 
Table 5.11, which illustrates the occupations of the country residential 
population is a mixed list (combine occupations and industry). 
Attempts to made it consistent proved to be futile. 
Rabvemordek 
Distribution of Heads of Households by Occupation 


(Sample Population: Country Residents) 


Occupation Frequency Relative Frequency 


Managerial shil BOSS 
Transport 10 6.6 
Communication 2 Dh) 
Farmer 2 3 
Professional and Technical 47 Stk eodl 
Sales iL 8.6 
Craftsmen 22 14.6 
Labourer 13 8.6 
Service and Recreation 5 35,8! 
Other 6 4.0 
Total 151 100.0 


Source: Country Residential Questionnaire, 1973. 


aay 7 a 
Bete PA aye am, ren say ‘; 
Learaecopen, oat ia, 


t 


Mii ad ncinadeemaa a ventas ‘ oy 


vlc ears 
“calls, 98 vine bo tinh a) tHe ri 


» 


“att petal oo 


ae 
nr 
mf 
~ 
* 
, 
aod 
~ 
oot a 


is eA nh 
, ma 1 i hoi. i. 
}; ‘ : 
‘a ex al ; a es 
, : ) PY hr Pera “ enn, CPL oeee bigs are i 
tt ieee eee ated 1 Tie wou gy wr « “Ys ’ iy 
. 1 ; is } Tes 
1 
; vn 
i 
4 ra 
v: ~~ 
‘ me 
1 


147 


Table 5.12 


Distribution of Labour Force by Occupation 
Province of Alberta, 1971 


Occupation Relative Frequency 
Management LOSLO 
Professional and Technical ~ PATO 
Clerical T3110 
Sales VEVO 
Service and Recreation 13.09 
Craftsmen 16.50 
Labourers 6.50 


Source: Alberta Land Use Forum, 1974. 


Employment, Head of Household 

At the time of the survey 95 percent of the family heads included 
in the sample were employed on a full-time basis. Twenty-four percent 
of the spouses and 45 percent of chiidren aged 16 and over residing 
at home were also employed on a full-time basis. Further, of the 
95 percent of household heads, 73 percent were not self-employed, 
25 percent were self-employed, and 2 percent were semi-retired. While 
a large number of families reported keeping livestock such as horses 
and large pets (dogs) on their country residences only one reported 
any intensified agricultural enterprise. The remainder of the sample 


used their parcels of land for residential purposes only. 


THE JOURNEY TO WORK 


Ninety-two percent of responding household heads reported commuting 


to and from work on a daily basis. Of these, the great majority cited 
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Edmonton as their place of employment; the hamlet of Sherwood Park 


ranked a distant second (Table 5.13). 


Table5..13 


Location of Place of Employment 


Relative Frequency 


Category (Centre) Absolute Frequency (Percent) 
Edmonton ILL 9/ TIE 
Sherwood Park 10 Sele! 
Fort Saskatchewan 2 1.4 
Spruce Grove 1 0.7 
Morinville 2 Ory 
Other 16 10.9 
Total 147 100.0 


Source: Country Residential Survey, 1973. 


From Figure 5.2, it is evident that the major places of employment 
within the city were the central downtown area (26 percent), the north- 
western industrial area (18 percent), and the southeastern sector 
(11 percent). With the exception of those employed in the central 
business district of Edmonton and the university area, the respondents 
showed a marked tendency to locate in country residential subdivisions 
as close to their place of employment as possible. Some cross-movement 
exists but the majority of these respondents have located on the same 


side of the city as they are employed, generally in close proximity 
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to major hard surfaced arterials. No such directional bias was 
discernable for those employed in the central city (see Figure 5.2). 
The majority of country residents in the sample reported a daily 
commuting distance (one-way) of less than 20 miles. The most frequently 
reported time category was 30 to 35 minutes; however, the majority 
of respondents actually spend less than 30 minutes travelling to or 
from work. Less than 10 percent of the respondents reported travel 
times of less than 10 minutes; those that did reside near Sherwood 
Park and were employed in that centre. Since 88 percent of the sample 
reported a commuting time of less than 45 minutes, it would be expected 
that most subdivision and development of a country residential nature 
would occur within a 45 minute travel time distance of the city 
centre. This assertion is verified by Figure 5.3, an isochrone map 
of the study area which indicates the approximate distance that can 
be travelled within 15 minute time intervals from the city centre. 
It reveals that few country residential subdivisions can be reached 
from the city centre within 15 minutes; however, many of the 
country residents are employed in industrial areas near the city's 
periphery, a factor which makes a 15 minute journey to work for these 
people realistic. Most of the intensively subdivided areas are 
located within the 20 minute isochrone line and virtually all of the 
subdivisions in the study area can be reached in less than 45 minutes. 
The dependence of the country residential population on Edmonton 
has been and will continue to be one of the most critical factors 


influencing the pattern of country residential development. This will 
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result in access being a major locational consideration in the siting 
of subdivisions. The commuting patterns of the rapidly growing 

urban centres Kshs for comparisons purposes were not available; however, 
due to the lack of employment opportunity within these centres, a 


similar dependence on the city is likely. 


THE RESIDENTIAL MOBILITY OF THE COUNTRY 
RESIDENTIAL POPULATION 


The Direction of Movement 
The supposition that the major portion of the periurban pop- 
ulation in the Edmonton area formerly resided in the city was sub- 


stantiated by the questionnaire survey (Table 5.14). 


Table 5.14 


Families by Location of Former Residence 


Relative Cumulative 
Absolute Frequency Frequency 
Category Frequency (Percent) (Percent) 
City of Edmonton ELG6 76.8 76.8 
Rural 26 1G ee 94.0 
Other Urban S] Soe 100.0 
Total albsy i 100.0 100.0 


ee 


Source: Country Residential Survey, 1973. 


Of the nine respondents reporting smaller urban centres as their 


place of former residence, six had lived in Edmonton immediately 
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prior to that. The movement out from Edmonton to a country residence 
was a two-stage move for these families, not direct as it was for 
the majority of respondents. The majority of respondents also stated 
that they had owned their previous dwelling unit; only 28 percent of 
them had resided in rental accommodation prior to their move. 
Virtually all families included in the sample reported owning their 


present dwelling. 


Length of Residence 

The discussion of country residential subdivision and development 
in Chapter 4, revealed that the major activity has taken place since 
1968. This was further verified by the length of time that the 
respondents had resided in their country residence. The majority of 
the sample (60 percent) had resided in their country residence two 
years or less; 20 percent reported a length of residence of six 
years or more; and only 8 percent reported a length of residency 
greater than 10 years (Table 5.15). 

Table 5.16 presents the number of years that the respondents spent 
in their former dwelling. When compared to the 1971 figures for the 
City of Edmonton (Table 5.14), it is evident that a considerably 
lower percentage of the country residents lived in their former 
dwelling for less than two years than was true for the city at large. 
Furthermore, except for the 10 years plus category, the sample showed 
larger concentrations in all other categories. The relatively young 
age of household heads in the sample population is the most likely 


reason for the low concentration in the 10 year plus group. 
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Table 5.45 


Duration of Residency in Present Dwelling 
(Sample Population: Country Residents) 


Duration of # of SOL Cumulative 
Residency Families Total % 

Up tol vear@ 28 18.5 18.5 
1-2 years® 63 41.8 60.3 
3-5 years® 29 19.2 79.5 
6-10 years® 19 12.6 yal 
Greater than 

10 years? 2 USS) 100.0 
Total ilsyt 100.0% 100.0% 


“Note that the time frames in these categories are irregular. 


Source: Country Residential Questionnaire, 1973. 


Table 5.16 


Duration of Residency in Previous Dwelling 
(Sample Population: Country Residents) 


Duration of # of Sete ol Cumulative 
Residency Families Total % 

(fe) yefe) IL year” 3 720) (0) 
1-2 years* 39 25.8 27.8 
3-5 years” 45 29.8 57.6 
6-10 years” 50 agen 90.7 
Greater than 

10 years@ 4 9.3 100.0 
Total iks yh 100.0% 100.0% 


a 


@xote that the time frames in these categories are irregular. 


Gaureas. = Country Residential Questionnaire, 1973. 


154 


RaL 


—an 


aad ot eames. iio | 


clacienda ial ~ 
nti? PeLubiier, yg Bri i 


ne nd. eR ndoce seem bac 


\* ee wie , Ten mc IW ae sae Tega a S, yes seal, 
ae 1) Ea A al , a hme an ee eal rad nee 


0 be ee atl ye ada Pree Wis Taine, bi S 4 a a) ee Doe A) eel (photoes treet 


Pia east sitll ne 
; ee vere, \ 


ae | N Maes ‘ 


4 - u 
= 


sulci verre wey wn tit yn 


oe) mat ms rn pata 
DH Saas 
“Ber ie AG é “i 


if 


Gas lamers | % . 


f sli enka vite ™ n . i 


ee RT 


ae ae 


rae 


' "y cy ne 
1a vam i hl — ie 


al eerie anions ah ae eos 1 etsoradl 
nr aaeaaaent ae bcisacaiatd mene oe 


a es ; ; i - 

ay un tel k Fahne fin! fh) eve. a agape cia mig gy en os coir 
Pe one Pe CTU aig LLG LN ace tent gh ane Ca 
prere: mpeerentin so etter sem pl ay pee hme sat Fi, 7 


i 


inl 


2 


7 


Stead ' v7 pa ae a ‘tiie i ‘acs vs ad aa eae) rae 


i edt iti 1 osermcieragochlea tle 


F “nD ae y aid Ye P ; A bt 
, te “ re los us ware nt ao a 5 iy Cee 
De RE aS lin ha ae, 
de a ROO ER Meeiieie Ox " 
Aegis  ittr ae - tt ai et aed At vs — ae ry Se a aan nl nie i ' 7 . i 
a ae! / Mi + 6 a ay we . a 1) ante oy \ F HST r » 
5 ’ hae i i ; aL eye) = %) Sed a J. ; 


hi ae ay vet inset i gc : oy 


smpge is oats. ot ite valikggh tat Si et oa .< 
' (hee Se fap cs Sin hailll de welt Ib pecially RY 2 eel re ee ei 


Tabley 5417 


Duration of Residency in Present Dwelling 
(City of Edmonton) 


Duration of % of % of Cumulative 
Residency Families Total % 

Up to 1 year® Bieaes 23.93 23.93 
1-2 years* 24,245 18.52 42.45 
3-5 years® 22,490 WATS 59.63 
6-10 years® 21,640 16.53 76.16 
Greater than 

10 years® Sip215 23.84 100.00 
Total 130,915 100.00 100.00 


“Note that the time frames in these categories are irregular. 


Source: Statistics Canada, 1971 Federal Census. 


Given the recent growth of the country residential population 
ate es to be eieeeced that a large proportion of the families included 
in the survey would have changed residence at least once in the last 
five year period. Therefore, the 48 percent reporting one change 
in residence in Table 5.18 was not unexpectedly high. Less than 25 
percent of the same reported changing residences three or more times 
during that period. When the age of the population is considered, 


this figure is very low; therefore, the sample population has tended 


to be relatively immobile. 
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Table 5.18 


Families by Number of Moves in Last Five Years 
(Sample Population - Country Residents) 


Category 


no moves 
1 move 

2 moves 
3 moves 
4 moves 
5 moves 
6 


moves 


Total 


Source: 


Absolute 
Frequency 


36 
73 


Ley 


Country Residential Survey, 1973. 


Relative 
Frequency 
(Percent) 


238 
48.3 
P35 
Use) 
4.0 
2<0 
0.7 


100.0 


Cumulative 
Frequency 
(Percent) 


23.98 
UPA Ps 
85.4 
93.4 
97.4 
lei: 
100.0 


100.0 


THE DECISION TO MOVE TO A COUNTRY RESIDENCE 


The majority of respondents stated that their decision to move to 


a country residence was not spontaneous, but was a course of action 
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that had been contemplated for quite some time (Table 5.19), indicating 


that a general dissatisfaction with the environment in which the families 


resided must have existed some time before the moves took place. 


given the opportunity, the families decided to relocate their place of 


residence to a rural setting. 


moved ‘out' from Edmonton, a number of negative ‘'stress' factors should 


Since the majority of these families 


be identifiable which tended to push to families out, away from the city, 
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into a rural environment. Converselv, a number of positive factors should 


be identifiable which tend to pull or attract families to the rural 


environment. 
Table 5.19 
The Decision to Move to a Country Residence 
(Sample Population: Country Residents) 
Number Percentage 
Type of Decision of Families of ‘Total 

Spontaneous (brought on by an 

outside source) 14 Q58 
One of several possible 

alternatives : aly, 1 | 
Considered for some time LES WSs 
Other 5 332,35) 
Total ALS 100.0 


a 


Source: Country Residential Questionnaire, 1973. 


Negative Stress Factors: Why did Families Leave the City? 

Table 5.20 comprises a list of factors identified by the sample 
respondents as being important in influencing their decision to move 
to a country residence. It indicates that the families felt confined 
in the city and that it did not measure up to their perceived ideal 
environment. The majority of the reasons listed in the table are 
concerned with this feeling of confinement, though a large proportion 


of respondents indicated that family considerations were also important. 
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Table 5.20 


Factors Influencing the Decision to Move to a Country Residence 


(Sample Population: Country Residents) 
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Factor Relative Frequency (%) 
Peace and quiet / 58.3 
Better environment for children and family 49.7 
Privacy LAU 
More space than in the city S39R/ 
Involvement in outdoor activities ERS) 
Not crowded, as in the city PAS AS | 
No space for large pets PAS) 8 
Fresh air 25.0 
More scenic qualities Zils 
More relaxed way of life L962 
Fewer restrictions and regulations MTSE 
Less traffic than in the city ORG 
Had always lived in the country ono 
Cheaper land than in the city 6.6 
Lower taxes than in the city Des 


Source: Country Residential Questionnaire, 1973. 


A Similar distribution is evident in Table 5.21 which is a summation 


of the responses given for question eight of the questionnaire. 
respondents indicated overwhelmingly a desire to live in the country 
and a desire to leave the city. The most important reasons for this 


appear to be a quest for privacy, more space, and peace and quiet. 
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Table. 5.21 


ss pe) 


Factors Motivating Families to Leave the City 
(Ranked in Terms of Importance as a Percentage of Total) 
(Sample Population: Country Residents) 


Factor 


A desire to live in the country 
Lack of privacy in the city 

A desire to leave the city 

Noise 

Lot was too small 

Involvement in outdoor hobbies 

Air pollution 

No safe place for children to play 
The age of the children 

Not enough internal living space 
Cost of relocating in the city 
Taxes in the city too high 

Social deterioration of neighbourhood 
Physical deterioration of neighbourhood 
Increase in family size 

Change in site of employment 
Increase in accessibility 
Residence to costly to maintain 
Change in type of employment 
Decline in accessibility 

Decrease in family size 


Decline in family income 


Relative Frequency (%) 


95.3 
93.4 
91.3 
82.4 
77.5 
1009 
70.0 
61.2 
58.0 
51.4 
cps 
zeal 
23.2 
2057 
ieee 
1500" 
15.07 
10.6° 
10-65 
ola 
2.0 
0.7 


a ‘ ; 
In cases where the percentages are the same, the variable with the 
greatest frequency of very important responses is listed first. 


Source: Country Residential Questionnaire, 1973. 
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Economic variables such as relocation costs, property taxes, increases 
or decreases in income, and costs incurred in the maintenance of a 
residence in the city, did not rank highly as motivating stress 
factors; nor did variables which measure a family's aspirations 
toward higher social mobility. Familistic variables such as the age 
of children and concern over their safety did prove to be of con- 
siderable concern, as did the family's involvement in outdoor activities, 
such as horseback riding, appreciation of nature, and gardening. 

The percentages presented in Table 5.18 are the combined totals 
of the ‘very important' and 'important' responses given to the 
variables listed in question eight. The aggregate totals were used 
to ascertain which variables were the most important to the sample 
population as a whole. Therefore, the variable actually rated the 
highest, in terms of the number of 'very important' responses may 
not be listed first in the tables. 

The reasons for moving were cross-tabulated with the length 
of residence, tenure of former residence, age of family head, age 
of children, family income, education of family head, and major 
occupational groups. The five or six variables which received the 
highest percentage of response are listed for each category. The 
percentages given are group percentages, not those of the total 


sample. The results of the cross-tabulations are presented in Tables 
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Table 15.22 


Factors Influencing the Decision to Move by Tenure 


of Former Residence 


(In order of Importance - as a percentage 


of group) 


Desire to live in the country 
Lack of privacy 

Desire to leave the city 

Lot was too small 

No safe place for children to play 
Noise 

Involvement in outdoor hobbies 


Air pollution 


Desire to live in the country 

Lack of privacy 

Desire to leave the city 

Lot was too small 

Noise 

Involvement in outdoor hobbies 

Air pollution 

No safe place for children to play 


In cases where the percentage is the same the variable ranked 'very 


important' with the greater frequency was given preference. 


Source: 


Country Residential Survey, 1973. 
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Factors Influencing the Decision to Move by Age of Family Head 


Table 5.23 


(In order of Importance - as a percent of group) 


26 to 35 years 


36 to 45 years 


46 to 55 years 


56 to 65 years 


In cases where the percentage is the same, the variable rated 'very 


Lack of privacy 

Desire to live in the country 
Desire to leave the city 
Noise 


Lot was too small 


Desire to live in the country 
Lack of privacy 

Desire to leave the city 
Noise 


Lot was too small 


Desire to live in the country 
Lack of privacy 

Desire to leave the city 

Lot was too small 


Noise 


Desire to leave the city 
Desire to live in the country 
Lack of privacy 

Noise 


Lot was too small 


important' with the most frequency is given preference. 


Source: Country Residential Survey, 1973. 
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Factors Influencing the Decision to Move by Age of Children 


Table 5.24 


(In order of Importance - as a percentage of group) 


O thru 5 years 


6 thru 10 years 


11 thru 15 years 


16 thru 18 years 


18 years plus 


In cases where the percentage is the same the variable ranked 'very 


Desire to live in the country 
Desire to leave the city 

Lack of privacy 

Involvement in outdoor hobbies 
Noise 


Desire to leave the city 
Desire to live in the country 
Lack of privacy 

Age of children 

Noise 


Desire to live in the country 
Lack of privacy 

Noise 

Lot was too small 

No safe place of children to play 
Age of children 


Desire to live in the country 

Lack of privacy 

Noise 

Desire to leave the city 

Lot was too small 

Age of children 

Air pollution 

No safe place for children to play 


Desire to leave the city 

Lack of privacy 

Desire to leave the city 

Noise 

Involvement in outdoor hobbies 
Air pollution 


important' with the greatest frequency was given preference. 


Source: Country Residential Survey, 1973. 
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Table 5.25 


Factors Influencing the Decision to Move by Family Income 
(In order of Importance - as a percentage of group) 


$5,000 to $9,999.99 Lack of privacy 97 
Desire to live inthe country 92 
Desire to leave the city 91 
No safe place for children to play 81 
Noise 78 
$10,000 to $14,999.99 Desire to live in the country 100 
Lack of privacy 96 
Desire to leave the city 95 
Noise 89 
Involvement in outdoor hobbies 85 
$15,000 and over Desire to live in the country 93 
Desire to leave the city 88 
Lack of privacy 88 
Noise 79 
Lot was too small 76 


In cases where the percentage is the same the variable that rated 'very 
important' with the greater freugency was given preference. 


Source: Country Residential Survey, 1973. 
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Factors Influencing the Decision to Move by Education 
of Head of Household 


Table 5.26 


(In order of Importance - as a percentage of group) 


Grade 9 or less 


Grades 10 to 12 


Technical Training 


University 


In cases where the percentage is the same the variable rated 'very 


Desire to live in the country 
Lack of privacy 

Desire to leave the city 

Lot was too small 


Noise 


Desire to live in the country 
Desire to leave the city 

Lack of privacy 

Noise 


Lot was too small 


Lack of privacy 

Desire to live in the country 
Desire to leave the city 
Noise 


Lot was too small 


Desire to live in the country 
Lack of privacy 

Desire to leave the city 

Noise 

Involvement in outdoor hobbies 


Lot was too small 


important' with the greatest frequency was given preference. 


Source: Country Residential Survey, 1973. 
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Factors Influencing the Decision to Move by Major 
Occupational Groups 


Table 5:27 


(In order of Importance - 
aS a percentage of group) 


Managerial 


Professional and Technical 


Sales 


Craftsmen 


Labour 


In cases where the percentage is the same the variable rated 'very 
important' with the greatest frequency was given preference. 


Desire to live in the country 
Lack of privacy 

Lot was too small 

Desire to leave the city 
Noise 


Lack of privacy 

Desire to leave the city 
Desire to live in the country 
Noise 

Lot was too small 


Desire to leave the city 

Lack of privacy 

Desire to live in the-scountry 
Noise 

Air pollution 

Lot was too small 


Desire to leave the city 
Desire to live in the country 
Lack of privacy 


No safe place for children to play 


Age of children 


Noise 

Desire to live in the city 
Desire to leave the city 
Lack of privacy 


No safe place for children to play 


Source: Country Residential Survey, 1973. 
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In general, the reasons consistantly rated highest throughout 
the different sub-classifications of the sample population reflect 
the desire expressed by the respondents in Table 5.21; to leave the 
city and live in the country. The specific push factors which consis- 
tently rank the highest throughout all segments of the sample were 
a lack of privacy in the city, noise, a lot that was too small, 
and involvement in outdoor activities. It is evident that the existence 
of these factors, as well as a host of others, helped create a suf- 
ficiently high level of dissatisfaction with Edmonton's urban environ- 
ment and adopt one in which these evils, real or perceived, no 
longer present a threat to the families' quality of life. Homes in 
the country were preceived by these families as a solution to or 
a means of escape from the negative aspects of urban life, while 
retaining most of the positive aspects being located near a large 


urban centre. 


THE SEARCH FOR A NEW SITE 


Sources of Information 

The majority of respondents gained their knowledge of the supply 
of available sites for country residences from newspaper advertisements 
and driving around the countryside (Tables 5.28 and 5.29). A large 
preportion of the respondents indicated that the newspapers adver- 
tisements were the first to be utilized and after looking at the 
particular site advertised, they simple drove around the immediate area 


in search of other suitable subdivisions. Often real estate agencies 
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were not contacted until a suitable site was located and the prospective 
buyer wished to obtain information about the price. Thus, in many 
cases, the prospective country resident was often aware of only a 

small portion of the total supply of parcels available, usually only 
those in areas that had experienced a considerable amount of subdivision 
over an extended period. This is illustrated in Table 5.30 which 

shows the major areas in which respondents to the questionnaire 
reportedly searched for a suitable country residential site. Most 
searched only in areas of major concentration such as Sherwood Park 

and Ardrossan and the area southwest of the city along the North 
Saskatchewan river. These are the two oldest areas of concentration, 
hence knowledge of them would be quite common. Areas such as the 

Devon township, which oe relatively new and underdeveloped, received 
considerably less attention. This was to expected of older country 
residents who had moved out of Edmonton prior to the subdivision 

"boom' near Devon, but a fairly large proportion of the newer migrants 
to other parts of the study area were either not aware of the sub- 
divisions near Devon, or were not interested in them. In fact, with 
few exceptions, the only people reporting the Devon area as part of 
their search, were the respondents who actually resided there. In 

view of this, the distorted pattern of country residential development 
and the clusters of concentration which have evolved, may result in 
prospective buyers being ignorant of the total supply of lots available. 
This, in turn, may increase demand in one area while another, perhaps 


equally suited for development, may lie under-utilized. 


mi) het nae xa i wie t nie wg hee tale o 
lint ee | ‘nial Sa «ot ee satya 

re i 5 et he att aie set yeondde 

ie be eb gl. yada have i ated ve Yo! eta, ha Wa t 


I 


i i ie -— 


bee bhow ee ‘edn, BH hs ant vein «6 teanoLiags es 
i wo dee a 


pie oe, Fs fe Sule ih ie Yes : wre: ot ate ‘tg 


lee nen wit tat a vaabneigtat ito alk ene. | 


4 
4 


‘ We «ote tue be ao bra kita “et yore 
oan ae adie (oo ders ye neg sehen ai oom ae 
wT. hun. Part welt ] age setae ‘econ ois bay 
wh bales i en Winer sah tp owt ‘ate wa enilt vod | 
woh and a cd : A vie ake a hucteoitd % sib 


( 


a i iste toeegseht : vn Funk va ‘deinen ins donde ar 


3 Ls —— i es 


ee Cb. see ‘= im ‘gel 


a: MS Te a 
‘ ; ' : ; - ( 
eiies ie eel 4 nad ete ‘ee aes: a ‘hla ‘ae ad 


ashe sid! ar . wy ei wit pebaes tegen gine ois 


; : epana od v ; 


a ae 


Ai, ail, i ie si ea ‘pu sat heave vis: rite 


‘toe se ns ih itv rs fais “y aw rama, bapa i dies ate 4 te 
a... ee te 
ate haves: “er . aii vin ok mathasnbesae, 46 sasfoueD | pit Bas 


ieee “ wre oo sate per ai, 0 pena extn! as oviraeaeosy | 

gore swt i Lt ‘Rete ore nd asenis wast) ore emi *, nents 
By fi) shee on al roenanioli ot "i? ba ave a se 
ae rere a eS 


Table 5.28 


Families by Source of Information Used 


Relative 

Absolute Frequency 

Category Frequency (Percent) 
Newspaper Advertisements 92 61 
Friends or Relatives 51 34 
Driving around Countryside is) 76 
Real Estate Agencies 84 56 
Other 2 1 


Source: Country Residential Survey, 1973. 


Tables. 


Families by Source of Information Used Most 


Relative Cumulative 
Absolute Frequency Frequency 
Category Frequency (Percent) (Percent) 

Newspaper Advertisement 32 Zall 21 
Friends or Relatives 15 10 etl) 
Driving around Countryside 76 50 81 
Real Estate Agencies PAE | 18 99 
Other z Al 100 


Source: Country Residential Survey, 1973. 
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Table 5.30 


Areas Where Search for Country Residents Took Place 


Relative 
Absolute Frequency 
Category Frequency (Percent) 
Sherwood Park and Ardrossan if 107 7A% 
North of City, along Sturgeon River 47 cal 
Southwest of City, along North 
Saskatchewan River 61 40 
Sand Dune Area near Devon 41 Px) 
Northwest of City, near Big Lake 35 23 
Southeast of City Between Ellerslie and 
Leduc 50 33 
Southeast near Cooking Lake 8 5 
West of Stony Plain, near Edmonton 


Beach z 5 


Source: Country Residential Survey, 1973. 


Length of Search 

Although the majority of respondents stated that the move to a 
country residence was something that they had considered for some 
time, they looked for less than a year and at fewer than 10 parcels 
before making their choice. Table 5.31 illustrates that 24 percent 
of the total sample looked at fewer than 10 parcels in less than two 
months whereas only 10 percent looked at more than 10 parcels over a 
two year period. 

This indicates that a ready supply of suitable country residential 


parcels is available throughout the study area and that the search 


fs) 
‘ah 
rie 
= 
pivaccs 
y 
¥ 
oe 
’ 
~ 


+ 


4, wil 


erm pelt” pala! “wile. a sathvgheal, Te wok wat sy sauaseid . 


| pak Pat 
alt dine ae ennui al fen 


~h ‘ an 


ipsa Ney nye \ SOA 0 aka gia Mag 
t 
‘Gl 
! mh ey) 
i Mey i a one vu 
‘lik een peal Re A Sa ip ce athena 


ere 


; aNat ran te eee ae Pe 


* ws 


areca oa 


oa! 
: 


SV get Vy SaaS hd ger, nl ase 
a | . er H 
; iy oe 


" Ce SO ae eee ig ee ey 
a es) Fea Peat some Tae CA OL ei, 


‘ th: ret lita mae wer shai wan nro er e' ijt coal 
in OL) niin aay i aden wet us Nag rend rat bake if ‘gn Pe 


Was? 


sites, Gt ei. ay a iad ia. ie a tient swtivcs paved ot Amin exon 


mda GGe wt ap ae vie ; ol ae stn egg ‘Tatoo’ “ds to. 


- ee Rig 


Sieh Wie al - tabi ores ee. fail te. rege ate 


i ey | ese , eu Tel Vary oes 


4 aod) Aig 7 Aue nt cae wen 2 8 @eiy ip Parr Pea h Sint. 


vot: geht. hoa as > aie? sre Gulley shay agi tines wits «lis live £2 Cieae, - 


LL 


for one can be accomplished in very little time and in an extremely 


limited search area. 


Table 5.31 


Number of Months Searched by 
Number of Parcels 


Number of Number of Months 
Parcels 
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Source: Country Residential Survey, 1973. 
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FACTORS CONSIDERED IMPORTANT IN THE SELECTION OF SITE 


Accessibility to the city is the dominating factor in the selection 
of a suitable country residential location. This is illustrated in 
Table 5.32, where four of the ten most highly rated variables are 
concerned with this factor. Physical characteristics of site such 
as scenic qualities also ranked very highly and may serve to be the 
predominant attraction to country living along with the relative 
quietness of these subdivisions when compared with Edmonton. Other 
physical factors, such as the availability of water and access to 
public utility services, were also important factors. 

Cross-tabulations between the factors considered in site selection 
and specific family traits (family income, occupation, and age of 
head) were calculated (Tables 5.33 to 5.36). 

The factors relating to the selection of suitable acreage sites 
are for the most part non-economic. The only economic factor considered 
important was the sites' potential for future resale. This was of 
particular importance to families moving after 1970, with children 
from 11 to 15 years of age, with family heads 46 to 56 years of age 
who were earning in excess of $15,000.00 per year. The price of 
country residential parcels did not prove to be a major factor in the 


selection of a particular site. 
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Table 5.32 


L/3 


Factors Considered Important in the Selection of Site 
(Ranked in Order of Importance: As a Percentage of Total) 
(Sample Population: Country Residents) 


Factors 


Distance from the city 
Quality of the roads in the area 
Scenic Qualities 

Availability of water 

Public utility services 

roximity to a school bus route 
Distance <9 schools 
Size of the parcel 
Access to major traffic arterials 
Resale potential 
Access to shopping facilities 
Wooded terrain, with open spaces 
Access to husband's place of employment 
Soil qualities 
Upper price limit of land 
Police and fire protection 
Reputation of subdivision 
Hilly, undulating terrain 
Heavily wooded terrain 


Proximity to friends and relatives 


Neighbours of similar socio-economic status 


Access to spouse’s place of employment 


Flat level terrain 


Relative Frequency (%) 


89 
87 
86 
83 
80 
tie) 
Ue) 
a 
73 
eZ 


Source: Country Residential Questionnaire, 1973. 
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Table 5.33 


Factors Considered Important in the Selection of Site By: 
Year Moved to a Country Residence 
(Ranked in Order of Importance - as a percentage of group) 
(Sample Population: Country Residents) 


1954 to 1960 Distance from city 
Distance to schools 
Availability of water 
Size of parcel 
Quality of roads 


L961 to 1965 Quality of roads 
Public utility services 
Distance to schools 
Availability of water 
Distance from the city 


1966 to 1970 Quality of roads 
Distance from the city 
Scenic qualities 
Public utility services 
Access to major traffic arterials 


Past 1970 Distance from the city 
Scenic qualities 
Availability of water 
Quality of roads 
Proximity to a school bus route 
Resale potential 


In cases where percentages are the same the variable rated 'very 
important' with the most frequency was given preference. 


Source: Country Residential Survey, 1973 
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Factors Considered Important in the Selection of Site By: 


(Ranked in Order of Importance - as a percentage of group) 


Table 5.34 


Family Income 


(Sample Population: Country Residents) 


52 ,000'.00' "to $9,999.99 


$10,000 to $14,999.99 


$15,000.00 and over 


In cases where the percentage is the same the variable rated most 


Distance from the city 

Quality of roads 

Proximity to a school bus route 
Availability of water 


Distance to schools 


Quality of roads 

Proximity to a school bus route 
Scenic qualities 

Distance from the city 

Size of parcel 


Distance to schools 


Distance from the city 
Quality of roads 

Scenic qualities 

Public utility services 
Size of parcel 


Resale potential 


frequently was given preference. 


Source: Country Residential Questionnaire, 1973 
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Factors Considered Important in the Selection of Site By: 
Age of Children 

(Ranked in Order of Importance - as a percentage of group) 
(Sample Population: Country Residents) 


0 to 5 years 


6 to 10 years 


11 to 15 years 


16 to 18 years 


Past 18 years 


In cases where the percentages are the same the variable with the 


Table’ 5.35 


Proximity to a school bus route 
Quality of roads 

Scenic qualities 

Distance to the city 
Availability of water 


Proximity to a school bus route 
Availability of water 

Distance to schools 

Public utility services 
Distance to the city 


Proximity to a school bus route 
Availability of water 

Resale potential 

Distance from city 

Public utility services 
Distance to schools 


Availability of water 

Distance from the city 

Quality of roads 

Proximity to a school bus route 
Scenic qualities 


Distance from the city 
Availability of water 
Scenic qualities 


Access to major traffic arterials 


93 
90 
90 
86 
83 


90 
90 
87 
84 
84 


96 
88 
86 
85 
82 
82 


94 
88 
88 
88 
88 


92 
83 
83 
83 


greatest frequency of 'very important' responses was given preference. 


Source: Country Residential Questionnaire, 1973. 
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Factors Considered Important in the Selection of Site By: 
Age of Head of Household 
(In Order of Importance - as a percentage of group) 
(Sample Population: Country Residents) 


26 to 35 years 


36 to 45 years 


46 to 55 years 


56 to 65 years 


Table» 5.36 


Quality of roads 

Scenic qualities 

Distance from the city 
Proximity to a school bus route 
Public utility services 


Size of parcel 


Distance from the city 

Quality of roads 

Scenic qualities 

Proximity to a school bus route 
Availability of water 


Access to major traffic arteries 


Distance from the city 

Access to major traffic arteries 
Resale potential 

Public utility services 


Quality of roads 


Availability of water 


Wooded terrain with open spaces 


Scenic qualities 
Distance from the city 


Quality of roads 


88 
86 
85 
79 
Ife) 
79 


96 
94 
88 
86 
84 
84 


100 
86 
86 
86 
86 


100 
100 
100 
100 

83 


In cases where percentages are the same, the variable(s) rated 'very 
important' with the most frequency were given preference. 


Source: Country Residential Questionnaire, 1973. 
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The factors which received the highest rating throughout all 
segments of the sample population were those measuring the importance 
of access to the city, schools, and shopping centres. The proximity 
of a site to an established school bus route was an important locational 
factor to many respondents as it was felt that this would ensure 
continuous access to major arterials throughout the winter months. 

Physical characteristics of a site, in particular its scenic 
quality, also ranked very high and in some groups, most notably those 
with family heads aged 56 years and over, supersede factors of access- 
ibility. The availability of water also rated as a very important 
factor, though it was usually secondary to a site's aesthetic qualities. 
Factors relating to surface topography and vegetative cover did not 
elicit particularily high responses; however, country residents did 
show a marked preference for sites which were wooded with open spaces 
on hilly, undulating terrain over the other options specified. Very 
few respondents indicated a preference for open, flat terrain. 

No major differences were discernible between the Saseguctios 
identified. Minor differences in preference were found between 
groups throughout the tables, but in most cases these were simply 


the result of the responses of one or two individuals. 
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Chapter 6 


SUMMARY, CONCLUSIONS, IMPLICATIONS 


This chapter is organized in two sections. The first section 
provides a summary of the purpose of the study and the conceptual 
orientation and methodological approach used in designing the study 
and analyzing the data. The second section presents the conclusions 
of the study, draws out their implications, and suggests several 


aspects worthy of further research. 


SUMMARY 


Purpose of the Study 


The major purpose of the study was to identify and investigate the 
spatial pattern of country residential land use and development as 
it has evolved in the environs of the City of Edmonton. To effect 
this, a number of sub-problems were identified from the literature 
and were researched. The problems to be solved were to measure the 
rate at which subdivision and development has occurred; to identify 
factors which influence both the rate and pattern of distribution; and 


to determine the need or reason for this form of development. 


Conceptual Orientation 
A review of related literature identified several theoretical 


and methodological approaches to the study and analysis of urban fringe 
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and shadow areas which greatly influenced the objectives and design 
of this case study. 

The conceptual framework for describing the spatial pattern of 
the outward expansion of a city developed by Russwurm (1971) provided 
the writer with clear operational definitions of the typical form of 
exurban development. Russwurm's terminology was used throughout the 
study to describe exurban development in a spatial context. 

Several methods of delimiting the urban fringe and shadow zones 
were identified from the literature. In most instances these zones 
have been delimited largely on the basis of population data derived 
from census sources. In the Edmonton case, the 1971 federal census 
data could not be used because of two severe limitations. First, 
the Edmonton Census Metropolitan Area did not include the Counties of 
Parkland and Leduc. Second, the data were presented in aggregate 
form and did not differentiate between the farm and non-farm components 
of the rural population at the enumeration area level. Because of 
these limitations census data could not be used to either delimit 
the area of exurban influence or to determine the characteristics 
of the exurban residents, therefore, alternative methods had to be 
utilized. 

The method used to délimit the extent of exurban development was 
derived in part from Gertler and Hind-Smith (1962). Intensive surveys 
were conducted to identify all exurban residential subdivisions in the 


Edmonton area. The characteristics of the exurban population were 
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derived from a questionnaire survey. Specific characteristics included 
in the questionnaire were derived from the literature review, most 
noteably from a number of sociological studies conducted in the fringe 
areas of large American cities during the 1940s and 1950s. A number 
of recent Canadian studies (Toronto, 1971; Winnipeg, 1973; Calgary; 
1968; Vancouver, 1963) also provided much needed background information 
for the construction of an ‘exurbanite' typology necessary for com- 
parison purposes. 

One of the major objectives of the study was to identify factors 
which contribute to the need for country residential development. 
Brown and Moore's discussion and model of the residential location 
decision process provided the framework for the section of the study 
which pertained to the process of residential mobility. Specific 
factors that have been identified in other studies as major motivators 
were tested in order to ascertain their applicability to the Edmonton 
situation. These included a number of social, economic, psychological, 
and physical variables. An attempt was also made to determine the search 
behavior of the country residents in the selection of their new residential 
site. The conceptual basis for this section was derived from the work of 


Rossi (1955), Rogers (1969), and Brown and Moore (1970). 


Methodology 


The study comprised two methodological approaches. Data pertaining 
to the subdivision and development of land were obtained through 


intensive field surveys conducted at the municipal offices of the four 
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local authorities contained in the study area. These data were compiled 
and synthesized into a summary format which was empirically analyzed 
with reference to the information obtained through the literature. Data 
pertaining to the characteristics of the country residential population 
were obtained through the questionnaire survey. The data were analyzed 
using basic descriptive statistical techniques (frequency tables, 
cross-tabulations, chi square tests) and were presented in summary 
tabular form. The critical value set for the chi square tests was 


the .05 level of significance. 


CONCLUSIONS AND IMPLICATIONS 


Answers to the sub-problems and conclusions reached on the basis 
of the data analysis were incorporated in the findings reported in 
Chapters 3, 4, and 5. The conclusions presented in this section are 
limited to those which apply to the study as an example of exurban 
residential growth. They should be regarded as being complementary 


to the findings reported in the above chapters. 


Conclusions and Implications 
(1) Exurban residential growth in the Edmonton area has assumed 
a pattern that is characteristic of most major North American 
enties. 
Country residential development in the Edmonton area has assumed 
a pattern of ‘outward expansion’ very similar to that identified in 


the literature as being characteristic of North American cities. While 
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the majority of new growth has been concentrated in fully serviced 
residential subdivisions located in the smaller urban centres surround- 
ing Edmonton, an increasingly larger proportion is locating on large 
lot country residential subdivisions situated in a rural setting and 
provided with only rudementary services. This form of development 

has assumed a pattern of distribution very similar to that expressed 
by Russwurm (1971) in his work Urban Fringe and Urban Shadow with the 
major characteristics of his four zones being readily discernible. 

No attempt was made in the study to identify these zones in any precise 
way but their characteristic components are readily observable. 

While the pattern of growth is similar, the physical form of the 
country residential subdivisions differs considerably from those described 
in the literature. While the issue is quite confused, the bulk of the 
American literature reviewed described exurban subdivision as being 
“turban' subdivisions in a rural setting. Characteristically, these 
subdivisions are comprised of lots somewhat larger than those found in 
the built up city but considerably smaller than what is present in 
the Edmonton area. Development is usually much denser and the demand 
for urban services such as public transportation and shopping facilities 
are much stronger than is the case in Edmonton. 

(2) The purpose of the country residence has changed considerably 

over time from a quasi-agricultural use to an almost exclusive 
residential use. 


Prior to the mid-1960s, the majority of country residential parcels 
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in the Edmonton area were intended to be developed as small agricultural 
holdings. Building standards were relatively low and a lack of effective 
development control permitted many low income families to erect small 
dwellings or move older dwellings onto lots. By the 1970s the role 

of the country residence in the urban housing market had changed 
dramatically to the extent that new bh ey rae represented different 
socio-economic segments of society. 

Similar transitions in other metropolitan areas are well documented 
throughout the literature. Many of the early studies on urban fringe 
development report conditions similar to those which existed in the 
Edmonton area. These studies characterized the typical fringe resident 
as being of relatively low income, uneducated with large families, 
and engaged in part-time farming. These people were attracted to the 
fringe for largely economic reasons such as lower taxes, inexpensive 
land, and fewer building restrictions (Rodehaver, 1947; Lower Mainland 
Regional Planning Board, 1963). However, more recent studies typify 
the exurbanite as being well educated, with higher than average income 
and slightly larger than average families. The result of this has 
been that the fringe has been transformed from a haven of the rural 
poor to an almost exclusive residential area for the upper middle class 
(Patterson Planning and Reserach Limited, 1971; 1973; Calgary Regional 
Planning Commission, 1968). 

(3) Institutional controls have had a minimal impact on the pattern 


of country residential development. 
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Institutional controls or the lack of them have been identified as 
one of the major contributors to fringe development. The lack of a 
comprehensive approach to the planning of country residential land 
uses throughout the study area has created the situation where the 
Edmonton Regional Planning Commission has all but lost control over 
this form of land use. Land use spaniel in'the Edmonton area is 
concerned primarily with technical considerations such as lot sizes 
and permitted uses. Scant attention has been given to the supply of 
lots, the impact of development on the rural social structure, municipal 
costs of development and the impact of development on the physical 
environment. Through legislation, local planning agencies have had 
an impact of the supply of lots, the distribution of lot size, and to 
some extent, location. Little consideration has been shown for rural 
land uses other than high order agricultural production. The mechanisms 
for more restrictive control over land uses do exist but, the planning 
commission is hesitant or perhaps unwilling to use them. Present planning 
policies can best be described as reactionary rather than preventative. 
This has allowed the causal factors of fringe development noted in the 
literature review to dictate development in the Edmonton area. 

In view of the fact that a minimum four year supply of undeveloped 
lots exists throughout the study area, the Edmonton Regional Planning 
Commission should impose a moratorium on further subdivision for a 
minimum period of two years. This period of time would allow the 
Commission's planners sufficient time to conduct the resource inventories 


and socio-economic studies necessary to prepare a comprehensive framework 
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for the control of country residential land use throughout the study 
area. It is essential that this be effected. At the present time, 
the Commission does not know what the carrying capacity of the study 
area is for country residential development. If major environmental 
and social problems are to be avoided, country residential land use 
must be controlled. A mechanism that would give the Commission legal 
recourse over developers who subdivide land under the guise of agricultural 
or resort residential uses only to have them evolve into country residences 
should be entrenched into Provincial Planning legislation. This would 
give the Commission effective control over the subdivision after it 
has been registered. 

(4) The competition for land in Edmonton's fringe and shadow 

has resulted in the loss of prime agricultural land. 

A major characteristic of fringe development around major urban 
centres is the loss of good agricultural land to urban oriented 
uses. This is usually the result of the competition for land, in which 
case the urban use penarstes a much higher short-term economic return 
than does the agricultural, or excessive property taxation in which 
case agricultural land is assessed and taxed at its market value, 
not its value for agricultural productivity. This second factor is 
not an issue in the Edmonton area because of the fixed assessment 
on agricultural land. 

Prime agricultural land in Edmonton's periphery has been subjected 
to increasing pressure from developers for subdivision and development. 


No attempt was made in this study to measure the full impact of country 
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residential development on rural land uses, but several general 
statements based on the data analyzed can be made. Due to a change 
in purpose (from agricultural to residential) less high quality 
agricultural land is being converted to country residential purposes 
in recent years. Institutional attempts to restrict development of 
high quality agricultural land have proven to be only marginally 
successful. This is due in part to inconsistency in implementing 
Commission policy and a lack of coordination between the Provincial 
Phanning Board and the Regional Planning Commission in the case of 
subdivision appeals. The Competition for land has resulted in rapidly 
escalating rural land prices in recent years. Country residential 
parcels have proven to be attractive for speculative purposes, a 
circumstance which has created a false demand for subdivided parcels 
of land and has been a major contributor to the apparent oversupply 
of lots in the study area (Mukasa, 1976). The conversion of land 
from agricultural to country residential purposes has not been regarded 
as a serious problem in the Edmonton area to date; however, its impact 
on agricultural real estate prices and land uses has not been 
determined and should be investigated much more fully. 

(5) The predominant factor influencing the pattern of subdivision 
and development is access to the City of Edmonton. 
Access to the city and dependence on the private automobile for 
transportation have been identified throughout the literature as one 


of the maior causes and locational determinants of exurban residential 
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development. The country residential population is almost totally 
dependent on Edmonton for employment, shopping, and to some extent 
entertainment, a characteristic typical of fringe development. This 
has necessitated daily journey to work migrations to and from the 
city. Accessibility has proven to be the single most important locational 
factor influencing the pattern of subdivision and development. 
Physical factors such as the availability of groundwater, the sites 
scenic quality, and the land's potential for recreational and 
wildlife production, also identified in the literature as being major 
locational criteria, while present, have not had an appreciable 
effect on the distribution of country residential land use. In areas 
possessing exceptional scenic qualities, in particular water bodies, 
this factor has superseded access as a locational determinant (Mukasa, 
1976). A similar trend was noted by Rossi (1955) and the Lower Mainland 
Regional Planning Commission (1963). 

As has been the case in other medium sized western Canadian 
cities, most country residential subdivisions in the Edmonton area 
have been located within three miles (five kilometers) of a paved 
roadway. Subdivisions near highways have tended to develop more 
rapidly than have others. The areal distribution of country residential 
subdivisions extends outward from the city in an elliptical manner 
entered by major highways. A distance decay effect is readily observable 


as few subdivisions have been located further than 25 miles (40 kilometers) 


from the city limits. 
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The majority of exurbanites travel less than 20 miles (32 kilometers) 
or 45 minutes, one way, during their journey to work. With the exception 
of those employed in the central city, country residents demonstrate 
a distinct directional bias between their residence and their place 
of employment which can be directly linked to accessibility. Exurban 
residential development is facilitated by the location of employment 
nodes and shopping centres near Edmonton's periphery. 

(6) The predominant factor motivating families to move to the 

fringe was a lifestyle preference for country living. 

The dream of a life in the country, an arcadian tradition that 
is very strong in Britain and noe America, was the central motivating 
factor which has fostered the demand for country residential development 
in the Edmonton area. Factors concerned with a feeling of confinement 
and an unhealthy urban environment were identified as being the major 
negative stress factors which motivated families to move to the country 
from Edmonton. These factors are essentially the same as those which 
fostered the 'Garden City' movement in Britain and North America 
in the late 19th century. It is evident that a latent dissatisfaction 
exists toward urban life, and given the opportunity, a sizeable portion 
of the population would opt for a life in the country. 

Many of the social and economic factors prevalent in the literature 
such as increased familiy size; increased family income; increased 
social status; and so on have also played minor roles. The move to 
a country residential was something that the families had considered 


for some time. Increases in a family's social status or income may 
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have made the move possible, but it was the desire for a rural lifestyle 
that prompted it in the first place. The implication of this to 
exurban residential development in the Edmonton area is that as real 
incomes increase, the demand for country residences will increase 
proportionately. As the great majority of country residents previously 
owned a dwelling in Edmonton it is eos that the demand for country 
residences is closely linked with fluctuations in the urban housing 
market in Edmonton. 

(7) The characteristics of the country residential population 

are typical of fringe residents in other North American 
cities. 

The study concluded that the characteristics of the country residents 
in the Edmonton area are similar to those identified in recent studies 
of other major Canadian metropolitan areas. The population comprises 
the same general characteristics of exurbanites that are evident 
throughout the literature. The population studies compared closely 
to those identified in recent studies of the Toronto and Winnipeg 
fringe and shadow zones. The country residents are strongly family 
based and consist of primarily young families with middle to upper 
incomes with well educated family members. The families are slightly 
larger than average and value home ownership. The population contains 
few single person households and few families whose heads are un- 
employed. The results of this study provide further evidence of 


the contention stated in the literature review: that the population 
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characteristics of fringe dwellers tend to be remarkably similar with 
only slight variations being evident between different cities and 
geographic regions. 

(8) With the exception of income, the country residential population 

is not noticeably different from that of urban growth centres. 

Most studies of exurban residential growth do not make the dis- 
tinction between the urban component of the rural nonfarm population 
and the rural component. This distinction was made in this study 
and comparisons were effected between the two sub-groups. The two 
groups are similar in most respects as both groups have recently 
migrated from the central city and exhibit similar population charac- 
teristics. The major difference between the two populations is that 
of family income. One other variable, for which no comparisons 
were made, was that of previous home ownership. The country residential 
population does not only have higher average incomes but consists 
largely of former home owners. The possibility therefore exists that 
equity gains made through the resale of urban real estate is a major 
economic factor in determining the. potential demand for country 
residences. If this is the case, this form of development would be 
largely limited to those persons presently owning real estate. 
This supposition has not been verified in this study and should 


be the topic of further research. 


Summary 


This case study of exurban population growth serves to substantiate 
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much of the general literature on urban fringe development. The forces 
of urban population growth, the competition for land, technological 
advancement, and the manifestation of individual rights are all present 
in the Edmonton area, and are working in much the same way as they 
have worked elsewhere. An institutional awareness of individual 
rights is reflected in a local planning policy which has been 
hesitant to infringe on private property rights and which can best 
be described as reactionary rather than preventative. This, coupled 
with a system which is slow to react, has allowed country residential 
development to occur subject to only minimal control. Because of 
the rapid growth of this form of development, the planning authorities 
have not had the available resources necessary to conduct essential 
physical resource inventories and socio-economic studies necessary 
to construct a conceptual framework from which development could be 
guided in the future. It is therefore recommended that a minimum 
two year moratorium be implemented on future subdivision in the study 
area so that these studies may be effected. 

The major conclusion gained from this study is that Edmonton 
is experiencing the same form of growth as other centres in North 
America. This growth is extremely recent and planning authorities 
have not been able to react quickly enough to control it adequately. 
The Edmonton area has been fortunate so far in that few of the major 
problems associated with fringe development have been at issue; however, 


as development accurs and densities increase, this is likely to change. 
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In a regional planning context, country residential development is 
extremely important as it is one of the major causes of escalating 
land values in the fringe and shadow zones. An upper limit of allow- 
able development should be ascertained as the needs and demands of 
this population may be considerably different from that of the charac- 
teristic rural ‘farm’ dweller and that of smaller urban centres. 

The impact that a large scale in-migration, or perhaps invasion, 

of exurbanites has and will have on the rural society adjacent to 
Edmonton should be thoroughly researched in order to ensure that 
traditional lifestyles and values are not. needlessly disrupted or 


destroyed. 
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APPENDIX I 


THE COUNTRY RESIDENTIAL QUESTIONNAIRE 


aby bases A nah 


COUNTRY RESIDENTIAL SURVEY 
NAME-OF SUBDIVISION 


LOT NUMBER 


LEGAL DESCRIPTION 


Dear Sir: 

The Department of Geography at the University of 
Alberta is conducting a study on the development of country 
residential subdivisions within commuting distance of the 
(Saye? Cre einen This gucstionnaire/is an integral part of 
this study as its purpose is to identify the demographic 
characteristics of the country r2sidential population, and 
the reasons behind the demand for this type of development. 

All information collected will be treated with the 
strictest confidence and will be used only for statistical 
purposes. The success of this study depends directly on the 
information gathered in this questionnaire. With this in 
mind would you please complete the questionnaire and return 
it in the self-addressed postage-paid envelope attached. 

Copies of this study will be sent to the Edmonton 
Regional Planning Commission, and the Municipal or County 
offices which are concerned. 

Thank you for your time and cooperation. 


Yours truly, 


ATR ek, 4 


RGW/eb Roland G. Ward 
Ened. 


P.S. For information regarding the questionnaire Ph. 432-5626. 
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What year did you move to your country residence? 
Did you reside in the City of Edmonton before moving 
into your present residence? Yes. . No. 
If you did not, was your former residence 


{__) a. kural? (please indicate the nearest urban 


centre.) 


(__) b. Urban? (please indicate the name of the centre.) 


If the answer is no, disregard question 3. 

In which general area of Edmonton was your former 

residence located? 

(2) al North west (_}) 4. South West 

Ci)e 2. North rast (=) 5S.; sSouth East 

(2...) 3.) Central 

How many times has your household moved in the last five 

years?_ 

How many years had you lived at your former residence 

prior te your move.to an acreage? ‘During this time 

didn yO Us (ca) shen ts Ote: (D) OWN Chem residence: 

Was the decision to move to a country residence 

( ) 1. Spontaneous--brought on suddenly from an 
outside source? 

( ) 2. One of a choice of several possible alternatives? 

(9) s— "Something nae you had been considering for 
some time? 


(Sap) est eee OCD eT (please specify) 
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Why did you choose to live in the country as opposed to 


living in the city? (please give as many reasons as 


possible.) 


Please rate the importance that each of the following 


factors had in stimulating your decision to move to a 


country residence. e 


Ni - no importance (was not considered) 


I - important (sqmething which was considered) 


Vi. - very important (a main factor) 


Increase in family income 
Change in type of employment 
Decrease in family size 

Age of the children 

Change in site of employment 
Increase in family size 
Decline in family income 


Decline in accessibility to the rest of 
the City 


Physical deterioration of the neighbourhood 


NI 
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VI 
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10. Social deterioration of the neighbourhood ei pes 
Ns Notes Yoxoul ohsyoyay Ppt, wee 
12. Noise pollution Pao, ee 
13. Increase in accessibility to the rest of 

the City bt Rema 
14’. Lack jof privacy in the City. ae oy a 
15. Not enough internal living space in former 

residence aw ae 
16. Residence was too costly to maintain va ue 
17. Taxes were too high hae 
18. Lot was too small a ee 
19. No safe place for children to play freee Oe 
20. A desire to get out of the City hain 
21. Involvement in outdoor hobbies (horseback 

Fiding, etc.) hon FOOD 
22. The cost of relocating in the Gity 

relative to the country A Pee 
23. A desire to live in the country hee 
24. Others (please specify) 
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(4) iit See a ee ae en we Eee ers axes oi 

9. Which of the following sources of information did you 

utilize in your search for a suitable acreage. (choose 


many 


as are applicable) 


1. NewSpaper advertisements 
2. Friends or relatives 

3. Drivine around the countryside 
4 Real Estate Agencies 


(Ga) 


Others (please specify) 
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Which of the above did you utilize the most? 
(andicate the number of the choice) 


From the time you decided to move to a country residence, 


how long did it take you to find a suitable acreage 


location? 


Approximately how many small acreage parcels did you look 
at before selecting this particular one? 

In your search for a suitable acreage in which of the 
following areas did you look? (you may choose more than 
one) 

(__) 1. The area around Sherwood Park and Ardrossan 

() 2. North of Edmonton, along or near the Sturgeon 


Valley 


=~ 
~— 
WwW 


West and South of Edmonton, along the North 

Saskatchewan River 

() 4. In the sand dune area near Devon 

( ) 5. North and West of Edmonton near Big Lake and 
St. Albert 

( ) 6. South of Edmonton between Ellerslie and Leduc 

(__) 7. Others (please specify) 

When you were looxing for a suitable location, how 

important were each of the following factors in the 

evaluation of specific sites. (NI, I, VI, same as No. 7) 


Ni af) Vi 
Meamescazenosethespancel: 


Qe) i late level Steer cain 


3. Willy, undulating terrain 
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Heavily wooded terrain 

Wooded terrain with open spaces 
Availability of water 

Scenic qualities 

Soil qualities (drainage, agriculture) 
Accessibility to husbands place ae 
employment 

Accessibility to spouse's place of 
employment 

Distance from the City 

Quality of roads in the area 
Accessibility to shopping facilities 
Distance to schools 

Proximity to a school bus route 
Proximity to friends or relatives 
Public utility services 

Police and fire protection 
Accessibility to major traffic arteries 
Reputation of the area or subdivision 
Neighbours of similar socio-economic 
levels 

Upper price limit of land 

Lower price limit of land 

Resale potential 


Others (please specify) 
(1) 


(2) 
(3) 
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Do you conduct any commercial or agricultural activity 
ONBYOULBACT Cage 2a een CS 1 NO nn 

If you do, which of the following categories would these 
activities fall under. (you may check more than one) 

{ _) 1. Market gardening 

( ) 2. Tree nursery 

({__) 3. Greenhouse 

(7) 94.5 Porege crops 

( ) 5. Livestock 


(__) 6. Other (please specify) 


What proportion of your total gross income would be 


derived from these activities? 


Do you raise or keep any livestock for purposes other 


than Financial gain? (pets, etc.) Yes. No. 


If "Yes" please indicate the type and number of animal(s). 


Which of the following members of this household are 
currently employed? (please check approximate category) 


Unem- Part Full 


ployed Time Time 


1. Head of household 
2. Spouse 
3. Children over 16 years 


(if no children leave blank) © 
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24. 


Is the head of the househoid 
(a) self-employed? ____- Yes. __—_—iNo. 
(ie) iseissbaccle KES NK 
Do you commute to and from work on a daily basis? 

MOR toe 
What is the distance from your Padidence to your place of 
employment? ___—_— miles (head of household) 
What length of time does it take you to travel from your 
residence to your place of employment? minutes 
In which of the following centres are you employed? 


(choose one of the following) 


(__) 1. Edmonton (ie) pO DEVOR 
(__) 2. Sherwood Park Vo) Ho. Shao Wvers sts 
(GD) Se shee htemsaskatchewan age) 8m Leduc 
(__) 4. Stony Plain (_) 9. Morinville 
(2D) Re > meopEUceEGrove (ae) OP Other 

(specify 


If you are employed in the City of Edmonton, please 


indicate the general location of your place of employment. 


Gee ia North@bast (nm) ie Cen trail: 
(7) (2 North West (__) 6.. Industrial Complex 
(County of Strath- 
(__) 3. South East cona) 
(_) 4. South West (3) de Ckelrere 
(specify) 


What age category did the head of the houshold fall into 
at the time you moved to your country residence? 
(or ic Pao to 25 el. S960 tom4Sa  ()a5e S67 to 6S 


Cy Bo PG tee) SIS ie) eared GE OMP SD (__) 6. 66 plus 
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2 « 


28. 


8 
What was the highest level of education completed by the 


head of the household at the time of moving? (check one) 
{9)) > Ur Grade 9 orn less 

(Mn) eceeGrades)' Ol tomi2 

(__) 3. Technical Training 

(__) 4. Some Ghiversity 

(__) 5. Bachelor Degree 

{__) 6. Graduate Degree (Master's, Ph.D., M.D., etc.) 
Which of the following best describes the occupation of 
the head of the household? (check one of the following) 
(__) 1. Managerial 

(ly 2.) lransport 

(>) 3 “Communication 

(Oy 4" Farmex 

(_) 5. Professional and Technical 

(_) 6. Sales 

(2) wires Craftsman 

(2) ee scea a cbaborer 

(_) 9. Service and Recreation 

(__) 10. Other (please specify) 

What 1s your households total annual gross income before 
taxes? (choose the approximate category) 

(pele wunderns 5/000 | 

CO) 2s SS, 000) tee) SHRLOY 

(Se Si 0 000) tons 47 000 


(Gi) eerie rms 1 575000.0 
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APPENDIX II 


DEVELOPMENT REGULATIONS 
COUNTY OF PARKLAND NO. 31 
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DIVELOPAET TR iGULATIONS 


COUNTY OF PARELAND NO. 31 | 


SITE AUD DEVELOPMENT REGULATIONS 


1. 


Livestock: 

a. Country Residence A 1-3 acres ‘ 
1. No livestock 
2. Household pets allowed 

b. Country Residence B (3-20 acres 


1. 1 cow and calf for each 4 acres 
2. 2 horses for each 4 acres 

3. 4 chickens per acre 

4. 4 dogs maximun 


NOTE: Any combination of tivo of the above may be kept at one tine, 


in an orderly and sightly manner on the property. 


Subject to inspection at any time by the Development Control 
Department representative. 


Auto Wreckages: 


Ge 


Definition: Auto wreckages shall be defined as a development 
which involves the storaze of more than three (3) inoperative 
vehicles whether for the purpose of resale or not. 


Location: 


1. These developments shall be located on a local road, a 
minimun of 1,320 feet from any intersection. 


2. These developments shail not be located closer than 2 miles 
to a town, city or village without favouraodle recommendation 
of the toiwm, city or village affected. 


3. These shall only occur or develop through proper development 
application to the Development Control Department, County 
of Tarkland Mo. 31. 


Site restrictions per Auto Vreckage Areas: 


1. No fence or structure shall be located closer than 150 feet 
from the center line of the tiunicipal or County road, or 
200 feet from the center line of a proposed secondary 
highway. 


2. There shall be an 8 foot high solid fence provided on a 
mininun of 3 sides. 


3. Height of storage hulks shall not excced the height of 
the fence. 


4. Maximun acreage for storage of such auto wreckage development 


shall be 5 acres. 
Performance Standards: 
4. All vehicles will be stored within the onclosed area. 


2. Tho final disposal of the stripped hulks shall be the 
responsibility of the owner. 
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3. The fence and struciures shall be painted uniformly 
and shall be naintained in a tidy manner. 


4. The location and size of bie advertising and identification 
oOo 


Signs shull be suoject to the annroval of the County 
through the proper development application procedure. 


General Site Anpearance Restrictions of Any Parcels of Jand 


Under Develonnent Control Within the County of Parklen3d No. 31: 


a. There shall be no garbage, debris, unsivhtly buildings, 
unfounded buildings, or any defective objects on any lot 
or parcel of land, inhabited or not inhabited, containing 
less than 41 acres. 


b. These sites if so crcated and deemed necessary for cleanuo 
by the Development Control Officer, action shall be initiated 
in the form of a develooment order, allowing a given nwaber 
of days for the cleanup or stated requirement to take place; 
“a recistercd letter may be sent to the land owner stating the 
problem and solution, and if further contravention of the 
above exists the person may be liable to a summary conviction 
and if deemed so further a court injunction. 


Frank Florkewich 
Development Control Nenartment 
County of Parkland No. 31 
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DELON TO AgICns 


COUNTS CSE Niclas Olen 30) 


NeO a aC IChS MID pict ers 

No development other thin that deemed approved previously or 
constitued as esricultural on parcels over 41 acres of lund shell 
be underleken wilnin the County of rearkland unless an anvlicalion 
for developnent has been avproved and a develonmient nermit has been 
issued. 


An application for a development permit shall be made to the 
Development Crficer in writing in the form set out or issued by 
that denartnent. and shel). be accompanied by 


a) a site plan in duplicate showing the legal description and 
thesiront, yards 


rear and sice yards, if any, and any nrovisions 

for off street loading and vehicle nari:ing 

b) floor nlans and elevations and sections in duplicate 

c) «a statescent of uses 

d) a statement of ownership of land and interest of the 
applicant therein 

e) the estinated commencerieat and completion dates. 


Develommant. Officer shall receive, consider and decide on all 
applicutions for devclooment permits and if approval or rejection 
is duternined Sy County vylaw or fesojution the decisicn shall 
be given in the forin of the develomsent nermait statins refusal and 
the reason for refusal. l1f tne cevelonment annlicd for constitutes 
rezoning of lands, has cucstionable involveannats on surrounding 
areas etc., the devclonnent annlication will be cealt with dcfore 
the snlerim Development Roard consisting of the County Council, 
menber ef stafi of the Udnonton Nessone 1 anthnsel! Comission end 
TNCHDCV.CLONcCNUEOuluCere che anlican Lis able at this noint to 
be present and oresent the develovnment annlicavtion verbally or be 
available for any questicns er necessary information. 


Upon receivins a developrenl nermit refused by the Development 
Officer the aevplicant has the rizht of anneal which is stated on 7 
the bottom of the development permit for proccdure of appeal. 
In makinz a decision the Levelonment Officer may annrove the 
aplication unconditionally, or innose cenditions considered 
appronriate, permanently or "for a limited period of time or refuse 


Lhe application. 


In a case where an anplication for a develonment vermit has 
been refused tv the Develonnent. Coneral Senartnent or ultisately 
at an anpeal hearin; the suumnission of another anplicatien for a 
scimac on tne! sine sarcel oF end for the sae or sinilar 
UT OMOMMCNC Mle IAgmO ann Omcuuls nv other ennlicant may nob be 


uccented vy the ee ee Yicer for au least six months after 


the date of Use vious rerusal. 


in annlication for a develownen® permit shall be cecned Lo 
be refused whet a age CRON GOON a NOs RaGe UNM Lenox eens 
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i 
Develonment Gificer within 40 cays after receipt of the anolication. 


ei does nol cone into effect until 17 davs afte 
Ssotews sailed vo ure avnlacunl and any cangtruction 
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done solely at the risk of the aomJicant. Unen receipt of an 
application for develoument elivin sing che existins use of the land 
on which the develoonent is vo be Situated a notice in writin.: is 
to boa mailed within 3 days of the dule on which the €ecision is 
race to all property owaers whose land is situated wittrin 2090 feet 
of the pronerly flor which tne avolication has been rade and a 
notice to ve puoliciied within 7 cays of the date 

Gecision is made in a nevanaper (ltony Plain Rers: 

an vie County ef Varnland statins the location of the pronerty 
for which the application has been made and the use apvroved of 
regjuosting public or written approvals or objections. 


or yunien the 
‘Ler) cfrewl:zted 


If the develonreant authorized by a permit is nol co:menceda 
with in 12 months of the cave of ils issiuc ox carried out with a 
recsonable dilisence the permit is decred to be void, unless an 
extension to this period has previously been granted by the 
Devclonment Officer. 


A decision made throuwrh an anneal to Council is final and 
binding on all parvties suvject only Lo an anneal unon a question 
of jurisdiction or law nursuanl to section 146 of the Mlanning Act. 
(Hes reRAVUITION | paren: at D ee I: phRooe RES PAATION) 


inere a person co:mences develonment cn any land and fails or 
nezlects to obtain a pees pevrit or to comolsy with conditions 
of a develojasent nernit or does any act ov anjlhin= which centravenes 
ony of the nrovisions of Le nermit or decision nmede wider it, the 
Development Csficer ray Pi crite won hin written notice pearias hin 
to im-ediately to commn)y an the fora of a “Ston vorn" order, 2 
develonnent order, o7 rezistered letter and it necd be shall be 
revorted to Council or cam be prosecuted wider section 139 and 135 
of the Provincial Vlanning Act. 


The Develonnenl Control Department unon issucing a develoonent 
permit miy do so i: conjunction walh mne:mits issued vir ccher 
governmental deaarunents such as Levortnent of Nichveys, uepartinent 
of Health ete., if affected by the develonment location or 
restrictions set forlh concerning suci: develonment. 


Frank Florkewich 
Nevelonnent Control Denartirent : 
County of Parkland vo. 31 
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